
 

PLANNING AND ZONING COMMISSION AGENDA-SPECIAL MEETING 
Monday, June 25, 2018 
Ketchum City Hall    
480 East Avenue North, Ketchum, ID 83340 
 

1. 4:30 PM - SITE VISIT: Roberts’ Bros. Townhomes Subdivision, 108 Fir Drive (WS Village Sub 3, Blk 3 Lot 3) 
2. 4:45 PM – SITE VISIT: Tour of the Light Industrial Zoning District, 298 Northwood Way 
3. 5:30 PM - CALL TO ORDER: City Hall, 480 East Avenue North, Ketchum, Idaho 
4. INTRODUCTION OF NEW COMMISSIONER: Tim Carter 
5. PUBLIC COMMENT - Communications from the public for items not on the agenda. 
6. CONSENT CALENDAR—ACTION ITEMS 

a. Warfield Distillery & Ale House Design Review Findings of Fact and Conclusions of Law 
b. Minutes:  May 29, 2018  
c. Minutes:  June 11, 2018 

7. PUBLIC HEARINGS AND COMMUNICATIONS FROM STAFF – ACTION ITEMS 
a. ACTION: Roberts Bros. Townhouse Subdivision: 108 Fir Drive. (WS Village Sub 3, Blk 3 Lot 3) The 

Commission will consider and recommend a Preliminary Plat Subdivision Application to subdivide 
108 Fir Drive into two (2) townhouse sublots. 

b. ACTION: WDC Ketch Community Housing Proposal: 560 N. 1st St. (Lot 6, Blk 35) The Commission 
will consider and take action on an application for Design Review approval of a new two-story 
multi-family apartment building with associated site improvements.  

c. ACTION: Zone Code Amendment for Live/Work Space in the LI-2: The Commission will consider 
and take action on an Application for Amendment to Zoning Code Title 17 for a Live/Work space in 
the LI-2 zone. 

d. ACTION: Zoning Code Amendment: Residential Use in the Light Industrial Districts. Continued 
from March 27th, April 9th, 2018, May 14, 2018, May 29, 2018, and June 11, 2018.   The 
Commission will consider City-initiated amendments to Title 17, Section 17.124.090, Residential, 
Light Industrial Districts, and Section 17.12.020, District Use Matrix.  

8. STAFF REPORTS & CITY COUNCIL MEETING UPDATE  
9. COMMISSION REPORTS AND EX PARTE DISCUSSION DISCLOSURE 

Appeal Status 
 Street Standards and Signs Update Workshop 

10. ADJOURNMENT 
 
Any person needing special accommodations to participate in the meeting should contact the City Clerk’s Office as 
soon as reasonably possible at 726-3841. All times indicated are estimated times, and items may be heard earlier 
or later than indicated on the agenda. 



  

 

 

 
 

 
 
 
IN RE:                                                                                    )         
  )  
Warfield Distillery & Ale House Expansion Project )        KETCHUM PLANNING AND ZONING COMMISSION 
Design Review                                                                     )        FINDINGS OF FACT, CONCLUSIONS OF LAW, AND 
Date: June 25, 2018                            )        DECISION 
  ) 
File Number: 18-069  )      

 
 

BACKGROUND FACTS 
 
PROJECT:  Warfield Distillery & Ale House Expansion Project  
 
FILE NUMBER:  #18-069 
 
OWNERS: San Antonio Center, LLC 
 
REPRESENTATIVE: Gretchen Wagner, Scape Design Studio 
 
REQUEST: Design Review for a 7,555 sq ft addition to the existing Warfield Distillery & Ale House. 

The addition will include an expansion of the distillery operations, a new tasting room, 
sales space, and two residential units on the upper level.  

 
LOCATION:  280 N. Main St, Ketchum, ID (Ketchum Townsite: Block 3: Lot 3AA) 
 
NOTICE: A public notice was mailed to property owners within 300 ft of the project site on May 

30th, 2018.   
 
ZONING:  Community Core Retail Core Sub-district (CC-A)  
 
 
BACKGROUND: 
The applicant is requesting Design Review approval for an expansion to the existing Warfield Distillery & Ale 
House to accommodate a new tasting room, production facility, and sales space. The addition project also 
includes two housing units on the upper level. The applicant intends to designate these units as affordable 
housing for employees. The project site is located within the Retail Core Sub-district of the Community Core (CC-
A) at 280 N. Main Street (Ketchum Townsite: Block 3: Lot 3AA). The existing Warfield building was remodeled in 
2014 (Design Review Application #14-123 & Building Permit #14-091). The total proposed gross floor area is 
11,882 sq ft with a Floor Area Ratio of 1.3.   
 
The Planning and Zoning Commission conducted a site visit and reviewed the Pre-Application Design Review for 
the Warfield Distillery & Ale House Expansion Project at a special meeting on May 29th, 2018. The Commission 
unanimously approved a motion to advance the subject project to Design Review.  
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ANALYSIS: 
Analysis of the application is provided in Tables 1-5 including the project’s compliance with the City of Ketchum 
2014 Comprehensive Plan, City Department comments, Community Core (CC) Zoning District requirements, 
Design Review standards, and other provisions of Ketchum City Code. 
 
COMPREHENSIVE PLAN ANALYSIS:  
The proposed Warfield Distillery & Ale House Expansion project demonstrates three of the Core Community 
Values contained in the 2014 Comprehensive Plan—A Strong and Diverse Economy, Vibrant Downtown, and a 
Variety of Housing Options. The project is consistent with the uses, goals, and policies listed below as specified 
within the 2014 Comprehensive Plan.   
 

Table 1.  Comprehensive Plan Analysis  
SUPPORTING 

SECTION SUMMARY OF COMPLIANCE WITH THE 2014 COMPREHENSIVE PLAN 

 

Retail Core 

The community’s primary shopping district is the Retail Core. The Retail Core provides a variety 
of mixed-use buildings that have ground-floor storefronts. Specialty shops, restaurants, and 
outdoor seating areas line the sidewalks, creating an active pedestrian-friendly environment. 
Convenient shopping and dining is served by sidewalks, parking, and bike access. Upper floors 
include a mix of residential uses and offices.    

Community Design and Neighborhoods 
Policy CD-1.1 
Unique Design 
Elements for 
Identifiable 
Neighborhoods 

Each neighborhood or district should include a mix of design elements that will reinforce its 
unique design quality. 
 

Policy CD-1.3 
Compatible Infill and 
Redevelopment 
Projects  

Infill and redevelopment projects should be contextually appropriate to the neighborhood and 
development in which they will occur. Context refers to the natural and manmade features 
adjoining a development site; it does not imply a certain style.  

Housing 
Goal H-1 Ketchum will increase its supply of homes, including rental and special-needs housing for low-, 

moderate-, and median-income households. 
Policy H-1.2 Local 
Solutions to 
Attainable Housing 

The City of Ketchum will place greater emphasis on locally-developed solutions to meet the 
housing needs of low-, moderate-, and median-income households. The City further recognizes 
that such needs likely will not be met solely through private development. To facilitate 
affordable housing opportunities, the City will look to new funding mechanisms, and 
encourage a broad range of regulatory incentives and options for community housing. These 
may include unit buy-downs, unit reuse, density increases, and height bonuses.  

Policy H-1.4 
Integrated Housing 
in Business and 
Mixed-Use Areas  

Housing should be integrated into the downtown core and light industrial areas, and close to 
the ski base. The resulting mix of land use will help promote a greater diversity of housing 
opportunities as well as social interactions.  

Goal H-3 Ketchum will have a mix of housing types and styles.  
Policy H-3.1 Mixture 
of Housing Types in 
New Development 

The City should encourage the private sector, through land-use regulations and incentive 
programs, to provide a mixture of housing types with varied price ranges and densities that 
meet a variety of needs. The City will evaluate the use of incentives, such as flexibility in 
height, density and parking requirements to achieve greater housing diversity. Additionally, 
the City will promote the siting of higher density housing near public transportation, the ski 
base areas, shopping, and designated neighborhoods and districts.  

A Strong and Diverse Economy 
Goal E-1 Ketchum will work to retain and help expand existing independent small local business and 

corporations. 
Policy E-1(b) 
Downtown as a 

The community will strive to maintain a single concentrated commercial and retail core. The 
City will reinforce the downtown core’s role as a major asset and visitor attraction by 
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Major Community 
Asset and Tourism 
Attraction  

encouraging businesses that fit the downtown character and by developing policies, programs, 
investment strategies, and organizations that help retain downtown business.   

Mobility 
Policy M-1.3 
Compact 
Development and 
Housing Downtown 
and in Activity 
Centers 

Encourage compact development, mixed uses, and additional housing density in the 
downtown and in high-activity areas. This will increase opportunities for walking, bicycling and 
transit ridership and reduce vehicle traps.  
 
 
 

Future Land Use 
Goal LU-2  Support infill and redevelopment in the downtown, major activity areas and specific areas that 

can take advantage of proximity to services and transportation. 
Policy LU-2.1 Infill 
and Redevelopment 

Support intensification of land uses on appropriate infill and redevelopment sites in the 
following areas: downtown, industrial areas, St Luke’s Hospital/McHanville/Cold Springs 
Canyon, Warm Springs area, and existing neighborhoods with significant vacant parcels. 

Policy LU-2.2 
Compatible 
Residential Infill 

Appropriate types of infill include new residential units on vacant lots/areas, additions to 
existing units, accessory dwelling units, and residential units with businesses. Ensure that 
residential infill is compatible in character and scale within the surrounding neighborhood. 

LU-2.3 Land Use 
Patterns for a 
Dynamic and 
Thriving Downtown 

Commercial strip development along arterial streets and high intensity retail and office uses 
outside the downtown core will be discouraged, except to provide neighborhood-scale retail 
and service uses.  

 
FINDINGS OF FACT 

Table 2. Requirements for All Applications  

City Department Comments 
Compliant  

Yes No N/A City Code City Standards and City Department Comments 
☒ ☐ ☐ 17.96.040 Complete Application 

☒ ☐ ☐ 
Police Department: 
No comment at this time. 

☒ ☐ ☐ 

Fire Department: 
The above project shall meet all 2012 International Fire Code requirements in addition to specific City 
Building and Fire Ordinances. 
 
Approved address numbers shall be placed in such a position to be plainly visible and legible from the 
road fronting the property. Numbers and letters shall be a minimum of four (4) inches tall, contrast with 
their background and be positioned a minimum of forty-eight (48) inches above final grade. 
 
Vehicle parking and material storage during construction shall not restrict or obstruct public streets, 
access to the fire department sprinkler connection or access to any building.  A minimum twenty-foot 
travel lane for emergency vehicle access shall be maintained clear and unobstructed at all times. All 
required Fire Lanes, including within 15 feet of fire hydrants, shall be maintained clear and unobstructed 
at all times. 
 
An approved automatic fire sprinkler system shall be installed throughout the building per City of 
Ketchum Ordinance #1125 (www.ketchumfire.org) and the National Fire Protection Association 
Standard 13 system for a H-3 Occupancy. An approved fire sprinkler flow bell, Knox box and Fire 
Department Connection shall be installed in an approved location visible to approaching firefighters. 
Water service lines to structures shall be hydraulically calculated for size to meet fire sprinkler flow 
requirements. Fire sprinkler systems shall be annually tested and maintained per NFPA 25. An approved 
fire department connection and flow bell shall be installed in a location approved by the fire department 
and the system shall be supervised by an approved alarm system.  
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NOTE: One electronic set of fire sprinkler system plans must be submitted to the Ketchum Fire 
Department as well as the State Fire Marshal’s office and a Ketchum Fire Department Permit must be 
obtained prior to installation of fire sprinkler systems. Inspections of fire sprinkler systems by the Fire 
Chief or an appointee are required. Inspections must be scheduled at least 48 hours in advance. 
 
An approved monitored fire sprinkler alarm system shall be installed per City of Ketchum Ordinance 
#1125 (www.ketchumfire.org) and the requirements of NFPA 72. Two (2) sets of alarm system plans shall 
be submitted to the Ketchum Fire Department for approval and a permit is required prior to installation 
of alarm systems. Inspections of fire detection systems by the Fire Chief or an appointee are required 
and shall be scheduled at least 48 hours in advance. 
 
Fire extinguishers shall be installed and maintained per 2012 IFC Section 906 both during construction 
and upon occupancy of the building. 
 
Equipment or machinery located inside buildings that generates or emits combustible dust shall be 
provided with an approved dust collection and exhaust system installed in accordance with Chapter 22 
and the International Mechanical Code. Equipment or systems that are used to collect, process or convey 
combustible dusts shall be provided with an approved explosion control system. These dust control units 
shall be provided in all mixing areas. 
 
Ventilation system shall be provided controlled by a LEL (Lower Explosive Limit) sensor. The system shall 
be able to maintain a flow of 1 cft/min per sft of storage area. See mechanical code requirements. LEL 
sensors must be interconnected with alarm system. 
 
Signage: Distillery shall be equipped with “No Smoking” and NFPA (National Fire Protection Association) 
704 Placards for hazardous materials. 
Spark arresters are required on all solid fuel burning appliance chimneys to reduce potential fires from 
burning embers. 
 
An approved key box shall be installed, with the appropriate keys, for emergency fire department access 
in a location approved by the fire department. The key box shall be a Knox box brand and sized to 
accommodate keys to every door of the project. Note: Current Knox Key Box may not be large enough to 
accommodate all keys for the new structure and may be required to be update. 
 
Inspections of fire department permit required installations shall be scheduled at least 48 hours in 
advance. 
 
An 8 ½ by 11 color coded site map of this project shall be provided on paper and electronically to the fire 
department. This site map shall show the locations of gas shut-offs, power shut-offs, fire sprinkler riser 
rooms, fire department connections, alarm panels, Knox boxes, access doors, egress windows, stairways 
and any additional fire department requirements. Exact details for color coded “On-Sites” can be found 
at www.ketchumfire.org.  
 
Final inspections of all fire department permit required installations by the Fire Chief or an appointee are 
required and shall be scheduled at least 48 hours in advance. A Final Inspection Checklist can be found 
at www.ketchumfire.org.   

☒ ☐ ☐ 

Streets Department:  
• Existing sidewalks border the subject lot along E. Sun Valley Rd and N. Main St. Any portion of 

the sidewalk damaged during construction shall be replaced according to City standards by 
the applicant. 

• The applicant should address potential plans to underground the powerlines located in the 
adjacent to the alley. 

• The final location of the public benches shall be reviewed by the Streets Department and 
approved prior to issuance of a building permit for the project. 

• The final siting and design of the temporary egress stair shall be reviewed and approved by 
the Streets Department prior to issuance of a Building Permit for the project.  
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Table 3: Zoning Standard Analysis 

Compliance with Zoning Standards 
Compliant Standards and Commission Comments 

Yes No N/A Guideline City Standards and Commission Comments 

☒ ☐ ☐ 17.12.040 Minimum Lot Area 
Commission 
Findings 

Required: 5,500 square feet minimum 
Existing: 9,186  square feet existing 

☒ 
 

☐ 
 

☐ 
 

17.124.040 Floor Area Ratios and Community Housing 
Commission 
Findings 

Permitted in Community Core Sub-district A (CC-A) 
Permitted Gross FAR: 1.0 
Permitted Gross FAR with Inclusionary Housing Incentive: 2.25 
Existing Warfield Building Gross Floor Area: 4,327 sq ft 
Proposed Expansion Gross Floor Area: 7,555 sq ft 
Lot 3AA Area: 9,186 sq ft 
FAR Proposed: 1.3 (11,882 sq ft/9,186 sq ft lot area) 
Increase Above Permitted FAR: 2,696 sq ft 
20% of Increase: 539 sq ft 
Net Livable (15% Reduction): 458 sq ft 
Community Housing In-Lieu Fee: $109,004 

☒ ☐ ☐ 17.12.030  Minimum Building Setbacks 
Commission 
Findings 

Required: 
Front (N. Main Street): 0’  
Adjacent to alleyway (Rear): 3’ 
Side (E. Sun Valley Road): 0’ avg. 
Interior Side: 0’ 
Cantilevered decks and overhangs: 0’ 
 
Proposed: 
Front (N. Main St): 0’  
Adjacent to alleyway (Rear): 7’-11¾’’    
Side (E. Sun Valley Road): 0’ 
Interior Side: 0’ 
Cantilevered decks and overhangs: 0’ 

☒ ☐ ☐ 17.12.030 Building Height 
Commission 
Findings 

Maximum Permitted: 42’  
Proposed: 42’ 

☒ ☐ ☐ 

Utilities:  
• The old Ketchum Springs water line now servicing the property from the alley will need to be 

cut, capped, and abandoned at the main as soon as digging is allowed in the public ROW. 
• A residential meter shall be installed separate from the commercial meter.  

☒ ☐ ☐ 

Parks/Arborist: 
• The applicant shall submit a Tree Preservation Plan to be reviewed and approved by the City 

Arborist prior to issuance of a Building Permit for the project. 
• If trees are damaged during construction, the replacement trees shall be reviewed and 

approved by the City Arborist prior to issuance of a Building Permit for the project.  

☒ ☐ ☐ 

ADA Consultant: 
• Dimensions and elevation of restroom area, access to common (public) areas, and paths of 

travel shall be reviewed and approved by the ADA Consultant prior to issuance of a building 
permit for the project. 

☒ ☐ ☐ 
Building:   
The building must meet 2012 International Building Code.   

☒ ☐ ☐ 
Planning and Zoning: 
Comments are denoted throughout the Tables 3-5.   
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☐ ☐ ☒ 17.125.030.H Curb Cut 
Commission 
Findings 

Required:  
A total of 35% of the linear footage of any street frontage can be devoted to access to 
off street parking.  
Proposed:  No curb cut is proposed. Vehicular access to the Warfield will be provided 
from the alleyway. 

☒ ☐ ☐ 17.125.40 Parking Spaces 
Commission 
Findings 

Consistent with Condition of Approval 14 of the Warfield Design Review application 
approved by the Planning and Zoning Commission on June 11th, 2018, the parking 
requirement has been re-calculated in accordance with newly adopted Ordinance No. 
1158. Per Ketchum Municipal Code §17.125.020.A.2, “Additional off street parking 
spaces shall be required only to serve the enlarged or expanded area, not the entire 
building or use.” A review of existing assessment records of the buildings that will be 
demolished and the submitted Design Review plans indicate that a total gross floor 
area of 4,879 square feet (7,555 sq ft addition-2,676 sq ft existing) of enlarged or 
expanded area is proposed. These additional square feet include a basement, first 
floor, and upper levels (mezzanine, etc). Uses within the horizontally and vertically 
expanded square footage include two 750 square foot multi-family residential units 
with no parking obligations and approximately 3,315 square feet (4,879 square feet 
addition-1,564 sq ft upper level residential) of food service and retail trade uses, which 
are exempt from additional off site parking requirements consistent with 
§17.125.040, subsections B and C.  

☒ ☐ ☐ 17.18.130 & 
17.18.20 

Zoning Matrix  
 

   Commission 
Findings 

17.18.130: Community Core District     
A. Purpose: The purpose of the CC community core district is to promote a compact and 
cohesive center of commerce and culture, to promote an attractive and safe pedestrian 
environment which includes sidewalks, gathering spaces, streetscape amenities and 
landscaping, to retain the unique small town scale and character and to encourage buildings 
which respect Ketchum's historical and geographic context while providing diversity. 
Compatible mixed uses including retail, office, residential and cultural uses are encouraged. 
Commercial uses are concentrated in the CC district which is consistent with the city's 
comprehensive plan and the downtown master plan. 
 
17.08.020 – Definitions 
 
FOOD SERVICE: An establishment where food and drink are prepared, served and consumed on 
site with associated outdoor dining, or distributed to customers through take out, delivery or 
catering. Typical uses include, but are not limited to restaurants, cafes, delis, catering services 
and brewpubs that do not distribute beer produced for off site consumption. 
 
RETAIL TRADE: An establishment which provides the final step in the retailing process for the 
distribution of goods and commodities to customers. Retailers are organized to sell or rent 
merchandise in small quantities to the general public and operate a fixed point of sale location 
designed to attract a high volume of walk-in customers. Typical uses include, but are not limited 
to, establishments selling office supplies and equipment, building materials, plumbing supply, 
antiques or consignment items, home improvement and garden supplies, books and 
educational material, clothing, sporting goods, pharmaceuticals, medical devices, health and 
fitness supplies, art and associated material and household pet supplies. Motor vehicle sales are 
not included in this definition. 
 
BREWPUB: An eating and drinking establishment which produces a maximum of two thousand 
(2,000) barrels of beer annually. 
 
MIXED USE: Properties on which various uses, such as office, commercial, institutional, and 
residential, are combined in a single building or on a single site in an integrated development 
project with significant functional interrelationships and a coherent physical design.  
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Table 4: Design Review Standards for all projects  
Design Review Requirements 

IMPROVEMENTS AND STANDARDS: 17.96.060 
Yes No N/A City Code City Standards and Commission Findings 
☒ ☐ ☐ 17.96.060(A)(1) 

Streets 
The applicant shall be responsible for all costs associated with providing a 
connection from an existing city street to their development. 

Commission 
Findings 

The property is located at the SE corner of E. Sun Valley Rd and N. Main St and the 
proposed development will be accessed from the alley. This standard has been met. 

☐ ☐ ☒ 17.96.060(A)(2) 
Streets 

All street designs shall be approved by the City Engineer. 

Commission 
Findings 

The street design does not change with this proposal.   

☐ ☐ ☒ 17.96.060(B)(1) All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall 
install sidewalks as required by the Public Works Department.    

Commission 
Findings 

Existing sidewalks border the subject lot along E. Sun Valley Rd and N. Main St. Any 
portion of the sidewalk damaged during construction shall be replaced.  

☐ ☐ ☒ 17.96.060 (B)(2)c Sidewalk width shall conform to the City’s right-of-way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Commission 
Findings 

Existing sidewalks border the project site.  

☐ ☐ ☒ 17.96.060 (B)(3) Sidewalks may be waived if one of the following criteria is met: 
a. The project comprises an addition of less than 250 square feet of 

conditioned space. 
b. The City Engineer finds that sidewalks are not necessary because of existing 

geographic limitations, pedestrian traffic on the street does not warrant a 
sidewalk, or if a sidewalk would not be beneficial to the general welfare 
and safety of the public.    

Commission 
Findings 

N/A. 

☐ ☐ ☒ 17.96.060 (B)(4) The length of sidewalk improvements constructed shall be equal to the length of the 
subject property line(s) adjacent to any public street or private street. 

Commission 
Findings 

Existing sidewalks border the subject lot along E. Sun Valley Rd and N. Main St. Any 
portion of the sidewalk damaged during construction shall be replaced. 

☐ ☐ ☒ 17.96.060 (B)(5) New sidewalks shall be planned to provide pedestrian connections to any existing or 
future sidewalks adjacent to the site. In addition, sidewalks shall be constructed to 
provide safe pedestrian access to and around a building.   

Commission 
Findings 

N/A. 

☐ ☐ ☒ 17.96.060 (B)(6) The City may approve and accept voluntary cash contributions in-lieu of the above 
described improvements, which contributions must be segregated by the City and 
not used for any purpose other than the provision of these improvements.  The 
contribution amount shall be one hundred ten percent (110%) of the estimated costs 
of concrete sidewalk and drainage improvements provided by a qualified contractor, 
plus associated engineering costs, as approved by the City Engineer. Any approved 
in-lieu contribution shall be paid before the City issues a certificate of occupancy. 

Commission 
Findings 

N/A, Staff does not recommend a voluntary cash contribution in-lieu of improvements 
for this project. 

☒ ☐ ☐ 17.96.060(C)(1) All storm water shall be retained on site.  
Commission 
Findings 

As indicated on the Civil Survey, all storm water from the existing building and new 
addition will be collected into a retention system below the slab. A new 24’’ drywell 
will be installed on the property to collect surface runoff from the alley.  

☒ ☐ ☐ 17.96.060(C)(2) Drainage improvements constructed shall be equal to the length of the subject 
property lines adjacent to any public street or private street. 

Commission 
Findings 

See above comment for Ketchum Municipal Code §17.96.060(C)(1). All drainage 
improvements shall require approval from the Public Works Department prior to 
issuance of a Building Permit for the project.  
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☐ ☐ ☒ 17.96.060(C)(3) The City Engineer may require additional drainage improvements as necessary, 
depending on the unique characteristics of a site.  

Commission 
Findings 

Additional drainage improvements have not been recommended at this stage of the 
project design.  

☒ ☐ ☐ 17.96.060(C)(4) Drainage facilities shall be constructed per City standards.  
Commission 
Findings 

The proposed drainage facilities satisfy this requirement. See above comment for 
Ketchum City Code §17.96.060(C)(1). All drainage improvements shall require approval 
from the Public Works Department prior to issuance of a Building Permit for the 
project. 

☒ ☐ ☐ 17.96.060(D)(1) All utilities necessary for the development shall be improved and installed at the 
sole expense of the applicant.  

Commission 
Findings 

The applicant is aware of this requirement and the plans show utility connections and 
locations.   

☒ ☐ ☐ 17.96.060(D)(2) Utilities shall be located underground and utility, power, and communication lines 
within the development site shall be concealed from public view. 

Commission 
Findings 

The adjacent existing power lines are above ground. All utilities within the 
development site shall be underground and concealed from public view. See above 
comment for Ketchum City Code §17.96.060(D)(1). 

☒ ☐ ☐ 17.96.060(D)(3) When extension of utilities is necessary all developers will be required to pay for and 
install two (2”) inch SDR11 fiber optical conduit. The placement and construction of 
the fiber optical conduit shall be done in accordance with city of Ketchum standards 
and at the discretion of the City Engineer. 

Commission 
Findings 

The applicant is aware of this requirement and will comply with these standards and 
receive approval from the City Engineer prior to issuance of a Building Permit.  

☒ ☐ ☐ 17.96.060(E)(1) The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

Commission 
Findings 

As indicated on Sheets A210 and A220 of the submittal, all facades include brick, wood, 
metal, and glazing to match the design and aesthetic of the existing Warfield building.  

☐ ☐ ☒ 17.96.060(E)(2) Preservation of significant landmarks shall be encouraged and protected, where 
applicable. A significant landmark is one which gives historical and/or cultural 
importance to the neighborhood and/or community. 

Commission 
Findings 

N/A. There are no identified landmarks on the property.  

☐ ☐ ☒   17.96.060(E)(3) Additions to existing buildings, built prior to 1940, shall be complementary in design 
and use similar material and finishes of the building being added to. 

Commission 
Findings 

N/A as the existing buildings were built in 1952 and 1964.   

☒ ☐ ☐ 17.96.060(F)(1) Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and 
the entryway shall be clearly defined.  

Commission 
Findings 

Pedestrian access will remain unchanged to the existing restaurant. The proposed 
entryway to the new tasting room is clearly defined through architectural features and 
signage. Both the existing building and proposed expansion provide unobstructed 
pedestrian access to the sidewalk adjacent to Main Street.  

☒ ☐ ☐ 17.96.060(F)(2) The building character shall be clearly defined by use of architectural features. 
Commission 
Findings 

The building utilizes stepped building forms and varying roof heights in conjunction 
with vertical and horizontal elements to break up the mass of the Warfield Distillery & 
Ale House. The front façade, which faces Main Street, incorporates metal panel siding, 
clad windows with painted trim, and stucco siding to provide undulation and relief and 
to reduce the appearance of bulk and flatness. The upper-level terrace incorporates a 
steel pergola and cable railing, which provides variation.  
 
The front façade design incorporates windows and glass doors that showcase a spiral 
staircase within a silo structure as well as the production facility.   
 
The east, north, and south elevations all incorporate brick siding and clad windows 
with painted trim.  
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The proposed design complements the aesthetic of the existing Warfield restaurant.  
☒ ☐ ☐ 17.96.060(F)(3) There shall be continuity of materials, colors and signing within the project. 

Commission 
Findings 

Building elevations are included on Sheets A210 and A220 of the submittal. The 
materials, colors, and signing match the aesthetic of the existing Warfield restaurant.   

☒ ☐ ☐ 17.96.060(F)(4) Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Commission 
Findings 

The proposed landscape features, including the planter boxes and the existing street 
trees, serve to complement the proposed addition and the existing building. No 
accessory structures have been proposed. 

☒ ☐ ☐ 17.96.060(F)(5) Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Commission 
Findings 

The proposed elevation views provided by the applicant show that all building walls 
provide undulation and relief, serving to reduce the appearance of bulk and flatness at 
all façades. The applicant is proposing a variation in architectural features along all 
façades, which serves to provide depth and reduce the appearance of bulk and 
flatness.  

☒ ☐ ☐ 17.96.060(F)(6) Building(s) shall orient towards their primary street frontage.  
Commission 
Findings 

The building is located on the corner of E. Sun Valley Rd and N. Main St. The front 
entrance of the building orients towards Main Street.  

☒ ☐ ☐ 17.96.060(F)(7) Garbage storage areas and satellite receivers shall be screened from public view and 
located off alleys. 

Commission 
Findings 

Sheet G110 and A220 of the submittal indicates that the dumpster will be screened 
and is proposed to be located off the alleyway.  

☒ ☐ ☐ 17.96.060(F)(8) Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Commission 
Findings 

Weather protection is provided through the use of overhangs as well as internal 
gutters.   

☒ ☐ ☐ 17.96.060(G)(1) Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Commission 
Findings 

The existing pedestrian access connects with adjacent, existing sidewalks along Sun 
Valley Road and Main Street.   

☐ ☐ ☒ 17.96.060(G)(2) Awnings extending over public sidewalks shall extend five (5’) feet or more across 
the public sidewalk but shall not extend within two (2’) feet of parking or travel 
lanes within the right of way. 

Commission 
Findings 

Per KMC §17.08, an awning is  defined as a covered architectural projection that 
extends from the exterior wall of a building for the purpose of providing shade, shelter, 
or aesthetic value to the building façade. In lieu of an awning, the applicant has 
proposed a low roof. As indicated on Sheet A210 of the submittal, the low roof extends 
3’ beyond the front façade at the entrance to the tasting room. 

☒ ☐ ☐ 17.96.060(G)(3) Traffic shall flow safely within the project and onto adjacent streets. Traffic includes 
vehicle, bicycle, pedestrian and equestrian use. Consideration shall be given to 
adequate sight distances and proper signage. 

Commission 
Findings 

The proposed parking area is accessed from the adjacent alleyway. Pedestrian access 
will be provided by the existing sidewalk along Main Street.  

☐ ☐ ☒ 17.96.060(G)(4) Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
nearest intersection of two or more streets, as measured along the property line 
adjacent to the right of way. Due to site conditions or current/projected traffic levels 
or speed, the City Engineer may increase the minimum distance requirements.   

Commission 
Findings 

 No curb cut is proposed. An increase to the minimum distance requirements is not 
recommended at this time.  

☒ ☐ ☐ 17.96.060(G)(5) Unobstructed access shall be provided for emergency vehicles, snowplows, garbage 
trucks and similar service vehicles to all necessary locations within the proposed 
project. 
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Commission 
Findings 

Emergency and service vehicles can access the site from Main Street, Sun Valley Road., 
and the alleyway, providing unobstructed access for emergency vehicles, snowplows, 
and garbage trucks.  

☐ ☐ ☒ 17.96.060(H)(1) Snow storage areas shall not be less than thirty percent (30%) of the improved 
parking and pedestrian circulation areas.   

Commission 
Findings 

The applicant has proposed hauling snow in lieu of providing snow storage areas on-
site.   

☐ ☐ ☒ 17.96.060(H)(2) Snow storage areas shall be provided on-site. 
Commission 
Findings 

See above comment for Ketchum Municipal Code §17.96.060(H)(1). 

☐ ☐ ☒ 17.96.060(H)(3) A designated snow storage area shall not have any dimension less than five (5’) feet 
and shall be a minimum of twenty five (25) square feet.  

Commission 
Findings 

See above comment for Ketchum Municipal Code §17.96.060(H)(1).  

☒ ☐ ☐ 17.96.060(H)(4) In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Commission 
Findings 

The applicant has proposed hauling snow in lieu of providing snow storage areas on-
site.   

☒ ☐ ☐ 17.96.060(I)(1) 
 

Landscaping is required for all projects. 

Commission 
Findings 

As indicated on Sheets G110 and A210 of the submittal, the applicant has proposed 
planter boxes at the terraces as well as street trees along Main Street. The applicant 
will attempt to preserve the street trees during construction. The trees will be replaced 
if harmed during construction. The applicant shall submit a Tree Preservation Plan 
prior to issuance of a Building Permit for the project.  

☒ ☐ ☐ 17.96.060(I)(2) 
 

Landscape materials and vegetation types specified shall be readily adaptable to a 
site's microclimate, soil conditions, orientation and aspect, and shall serve to 
enhance and complement the neighborhood and townscape.  

Commission 
Findings 

See above comment for Ketchum Municipal Code §17.96.060(I)(1). 

☒ ☐ ☐ 17.96.060(I)(3) 
 

All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are 
recommended but not required.   

Commission 
Findings 

The applicant will attempt to preserve the street trees during construction. If harmed 
during construction, the trees will be replaced. The applicant shall submit a Tree 
Preservation Plan prior to issuance of a Building Permit for the project. Replacement 
trees shall be reviewed and approved by the City Arborist prior to installation.  

☒ ☐ ☐ 17.96.060(I)(4) 
 

Landscaping shall provide a substantial buffer between land uses, including, but not 
limited to, structures, streets and parking lots. The development of landscaped 
public courtyards, including trees and shrubs where appropriate, shall be 
encouraged. 

Commission 
Findings 

Landscaping is existing along Main Street, which provides a buffer between the 
structure and the street.   

☐ ☐ ☒ 17.96.060(J)(1) 
 

Where sidewalks are required, pedestrian amenities shall be installed. Amenities 
may include, but are not limited to, benches and other seating, kiosks, bus shelters, 
trash receptacles, restrooms, fountains, art, etc. All public amenities shall receive 
approval from the Public Works Department prior to design review approval from 
the Commission. 

Commission 
Findings 

The sidewalks are existing. 

 
Table 5: Design Review Standards for Community Core Projects 

IMPROVEMENTS AND STANDARDS: 17.96.070 - Community Core (CC) Projects 
In addition to the requirements of section 17.96.060 of this chapter, unless otherwise specified, the standards of this section 

apply to projects in the Community Core district. The purpose of this section is to ensure the addition of high quality 
architecture for new development, while maintaining the unique character of existing building stock found in the 

Community Core. 
Yes No N/A City Code City Standards and Commission Comments 
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☒ ☐ ☐ 17.96.070 A(1) Street trees, street lights, street furnishings, and all other street improvements shall 
be installed or constructed as determined by the Public Works Department. 

Commission 
Findings 

The sidewalks and street trees are existing. Street trees or any portion of the sidewalk 
damaged during construction will be replaced according to City standards. The 
applicant shall submit a Tree Preservation Plan to be reviewed and approved by the 
City Arborist prior to the issuance of a Building Permit. The final siting and design of 
the proposed benches shall be reviewed and approved by the Public Works 
Department prior to issuance of a Building Permit for the project.  

☐ ☐ ☒ 17.96.070(A)(2) 
Streets 

Street trees with a minimum caliper size of three (3”) inches, shall be placed in tree 
grates.  

Commission 
Findings 

Specifications for any replacement street trees including species and caliper size must 
be submitted to the City Arborist for review and approval prior to installation.   

☐ ☐ ☒ 17.96.070(A)(3) Due to site constraints, the requirements if this subsection 17.96.070(A) may be 
modified by the Public Works Department. 

Commission 
Findings 

N/A. No modifications to the requirements of this subsection 17. 96.070(A) have been 
recommended by the Public Works Department at this time.  

☒ ☐ ☐ 17.96.070 (B)(1) Facades facing a street or alley or located more than five (5’) feet from an interior 
side property line shall be designed with both solid surfaces and window openings 
to avoid the creation of blank walls and employ similar architectural elements, 
materials, and colors as the front façade. 

Commission 
Findings 

All building facades have been designed to include both solid surfaces and 
window/door openings intended to avoid the creation of blank walls. Similar 
architectural elements used to create uniformity include a continuity of materials, 
windows with mullions and muntins, as well as flat roofs at varying heights.  

☒ ☐ ☐ 17.96.070 (B)(2) For nonresidential portions of buildings, front building facades and facades fronting 
a pedestrian walkway shall be designed with ground floor storefront windows and 
doors with clear transparent glass. Landscaping planters shall be incorporated into 
facades fronting pedestrian walkways.  

Commission 
Findings 

Storefront windows and doors into the main entrance of the building are proposed. 
Landscaping planters are incorporated into the front façade (Main Street), which faces 
the sidewalk. 

☒ ☐ ☐ 17.96.070 (B)(3) For nonresidential portions of buildings, front facades shall be designed to not 
obscure views into windows. 

Commission 
Findings 

The design of the front facing façade (Main Street) does not obscure views into 
windows. Storefront windows provide a view of the production facility.  

☒ ☐ ☐ 17.96.070 (B)(4) Roofing forms and materials shall be compatible with the overall style and character 
of the structure. Reflective materials are prohibited. 

Commission 
Findings 

The proposed expansion of the Warfield Distillery & Ale House incorporates flat roofs 
at varying heights. The majority of the existing building and proposed addition includes 
parapets with a ballast roof or terrace. The proposed metal siding and pergolas will be 
non-reflective and consistent with the design of the existing Warfield building.  

☐ ☐ ☒ 17.96.070 (B)(5) All pitched roofs shall be designed to sufficiently hold all snow with snow clips, 
gutters, and downspouts. 

Commission 
Findings 

The project design does not incorporate any pitched roofs. Roofs will drain to internal 
downspouts.   

☒ ☐ ☐ 17.96.070 (B)(6) Roof overhangs shall not extend more than three (3’) feet over a public sidewalk. 
Roof overhangs that extend over the public sidewalk shall be approved by the Public 
Works Department. 

Commission 
Findings 

The low roof overhang at the entry to the tasting room will extend 3’ from the recessed 
façade along Main Street.   

☒ ☐ ☐ 17.96.070 (B)(7) Front porches and stoops shall not be enclosed on the ground floor by permanent or 
temporary walls, windows, window screens, or plastic or fabric materials. 

Commission 
Findings 

Front porches or stoops are not incorporated in the project design. Opening the glass 
doors of the tasting room provides unenclosed, outdoor seating along Main Street 
adjacent to the sidewalk. 
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☒ ☐ ☐ 17.96.070(C)(1) Trash disposal areas and shipping and receiving areas shall be located within parking 
garages or to the rear of buildings. Trash disposal areas shall not be located within 
the public right of way and shall be screened from public views. 

Commission 
Findings 

The proposed trash disposal area is located at the rear of the building. The plans 
indicate that the dumpster will be screened. Access to the trash disposal area will be 
provided off of the alleyway.  

☒ ☐ ☐ 17.96.070(C)(2) Roof and ground mounted mechanical and electrical equipment shall be fully 
screened from public view. Screening shall be compatible with the overall building 
design. 

Commission 
Findings 

All roof and ground mounted mechanical and electrical equipment shall be fully 
screened from public view. Roof mounted mechanical equipment will not exceed ten-
feet (10’) over the maximum building height and must be set back a minimum of ten-
feet (10)’ from property lines. The final screening, location, and height of all ground 
and roof mounted mechanical equipment shall be approved upon final inspection and 
prior to the issuance of a building permit.  

☐ ☐ ☒ 17.96.070(D)(1) When a healthy and mature tree is removed from a site, it shall be replaced with a 
new tree. Replacement trees may occur on or off site. 

Commission 
Findings 

The applicant shall submit a Tree Preservation Plan prior for review and approval by 
the City Arborist prior to issuance of a Building Permit for the project. Existing trees will 
be replaced if damaged during construction. Replacement trees shall be reviewed and 
approved by the City Arborist prior to installation.  

☐ ☐ ☒ 17.96.070(D)(2) Trees that are placed within a courtyard, plaza, or pedestrian walkway shall be 
placed within tree wells that are covered by tree grates. 

Commission 
Findings 

See above comment for Ketchum Municipal Code §17.96.060(D)(1). 

☐ ☐ ☒ 17.96.070(D)(3) The city arborist shall approve all parking lot and replacement trees. 
Commission 
Findings 

See above comment for Ketchum Municipal Code §17.96.060(D)(1). 

☐ ☐ ☒ 17.96.070(E)(1) Surface parking lots shall be accessed from off the alley and shall be fully screened 
from the street. 

Commission 
Findings 

N/A. No parking lots are proposed with the subject submittal.   

☐ ☐ ☒ 17.96.070(E)(2) Surface parking lots shall incorporate at least one (1) tree and one (1) additional tree 
per ten (10) onsite parking spaces. Trees shall be planted in landscaped planters, 
tree wells and/or diamond shaped planter boxes located between parking rows. 
Planter boxes shall be designed so as not to impair vision or site distance of the 
traveling public. 

Commission 
Findings 

N/A. See above comment for Ketchum Municipal Code §17.96.060(E)(1). 

☒ ☐ ☐   17.96.070(E)(3) Ground cover, low lying shrubs, and trees shall be planted within the planters and 
planter boxes. Tree grates or landscaping may be used in tree wells located within 
pedestrian walkways.  

Commission 
Findings 

As indicated on Sheets G110 and A210 of the submittal, the applicant has proposed 
planter boxes at the terraces along Main Street.  

 ☒ ☐ ☐ 17.96.070(F)(1) One (1) bicycle rack, able to accommodate at least two (2) bicycles, shall be provided 
for every four (4) parking spaces as required by the proposed use. At a minimum, 
one (1) bicycle rack shall be required per development. 

Commission 
Findings 

While none are required, the applicant is proposing to install one (1) new bike rack to 
accommodate four (4) bikes adjacent to the intersection of Sun Valley Road and the 
alley. Employee bicycle racks are provided in the basement of the building adjacent to 
the employee lockers.  

☒ ☐ ☐ 17.96.070(F)(2) When the calculation of the required number of bicycle racks called for in this 
section results in a fractional number, a fraction equal to or greater than one-half 
(1/2) shall be adjusted to the next highest whole number. 

Commission 
Findings 

See comment above. The fraction of the calculation is not equal to or greater than one-
half.  
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☒ ☐ ☐ 17.96.070(F)(3) Bicycle racks shall be clearly visible from the building entrance they serve and not 
mounted less than fifty (50’) feet from said entrance or as close as the nearest non-
ADA parking space, whichever is closest. Bicycle racks shall be located to achieve 
unobstructed access from the public right-of-way and not in areas requiring access 
via stairways or other major obstacles.  

Commission 
Findings 

The proposed bicycle rack is located at the rear entrance to the building.  

 
CONCLUSIONS OF LAW 

 
  1.  The City of Ketchum is a municipal corporation organized under Article XII of the Idaho Constitution and 

the laws of the State of Idaho, Title 50, Idaho Code;  
   
2. Under Chapter 65, Title 67 of the Idaho Code, the City has passed a land use and zoning code, Title 17; 
 
3. The Commission has authority to hear the applicant’s Design Review Application pursuant to Chapter 

17.96 of Ketchum Code Title 17; 
 
4. The City of Ketchum Planning and Building Department provided adequate notice for the review of this 

application; and 
 
5.  The project does meet the standards of approval under Chapter 17.96 of Zoning Code Title 17. 

 
DECISION 

 
THEREFORE, the Ketchum Planning and Zoning Commission approves this Design Review application this 
Monday, June 11th, 2018 subject to the following conditions: 
 

1. All departmental conditions as described in Tables 2, 3, 4, and 5; 
 

2. This Design Review approval is based on the plans and information presented and approved at the 
meeting on the date noted herein. Building Permit plans must conform to the approved Design Review 
plans unless otherwise approved in writing by the Planning and Zoning Commission or Administrator. 
Any building or site discrepancies which do not conform to the approved plans will be subject to 
removal; 

 
3. All building and fire code requirements as dictated by 2012 family of international codes shall apply to 

all construction onsite;  
  

4. Per Title 17, Section 17.96.090:  TERM OF APPROVAL:  The term of design review approval shall be 
twelve (12) months from the date that findings of fact,  conclusions of law and decision are adopted by 
the Commission or upon appeal, the date the approval is granted by the Council subject to changes in 
zoning regulations;  

 
5. All Design Review elements shall be completed prior to final inspection/occupancy; 

 
6. Any work in the right-of-way will require a right-of-way encroachment permit, reviewed and approved 

by the City before installation;  
 
7. Per Ketchum Municipal Code §17.132.030, all exterior lighting fixtures shall be full cutoff fixtures with 

the light source fully shielded and may not exceed 2,700 Kelvin in color temperature. All exterior 
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lighting on the property shall be in compliance with Ketchum Municipal Code, Chapter 17.132, Dark 
Skies, and approved prior the issuance of a Certificate of Occupancy; 

 
8. All proposed mechanical equipment affixed to the roof of the proposed building is no greater than ten 

feet in height (10’), and setback ten feet (10’) from the property line and fully screened from public 
view by the proposed parapet;  

 
9. The project shall comply with the requirements of §17.124.040 Development Standards as adopted on 

the date a Building Permit is submitted for the project;  
 

10. As a voluntary contribution, in exchange for an increase in FAR, a total community housing 
contribution of 458 sq ft is required. At the time of Building Permit review, plans will be reviewed to 
verify FAR calculations and the community housing square footage. An exceedance agreement 
between the applicant and the City regarding the community housing contribution shall be signed 
prior to issuance of a Building Permit for the project; 

 
11. Approval of a condominium plat is required before the residential units may be sold separately from 

the Warfield Mixed-Use building; 
 

12. All utilities standards shall be met prior to the issuance of a Building Permit; and 
 

13. In addition to the requirements set forth in this Design Review approval, this project shall comply with 
all applicable local, state, and federal laws; and 
 

14. No parking is required for the Warfield mixed-use project consistent with the exemptions noted herein 
and the applicant’s implementation of its transportation demand management plan, including covered 
bicycle parking, on-site lock room, and shower facilities. Notwithstanding, an agreement for two off-
site shared parking stalls, such as with the neighboring 360 building, is encouraged. 
 

 
Findings of Fact adopted this 25th day of June, 2018 
 
 
 
 
 

____________________________________ 
                                                                     Jeff Lamoureux 

                                                               Chairperson 
                                                                                                     Planning and Zoning Commission 
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1. 5:00 PM– SITE VISIT:  Warfield Brewery, 280 N. Main Street (AM lot 3AA Blk 
3) 

2. 5:30 PM - CALL TO ORDER: City Hall, 480 East Avenue North, Ketchum, 
Idaho 

1. Call to Order 

The meeting was called to order at 5:30 PM by Chair Jeff Lamoureux. The meeting started 
with a site visit at the Warfield Brewery by Commissioners Jeff Lamoureux, Neil Morrow, 
and Kurt Eggers. Staff Brittany Skelton and Abby Rivin were present. 

Attendee Name Title Status Arrived 
Jeff Lamoureux Chair Present  
Neil Morrow Commissioner Present  
Matthew Mead Commissioner Absent  
Kurt Eggers Commissioner Present  

3. PUBLIC COMMENT - Communications from the public for items not on the 
agenda. 
Chairperson Jeff Lamoureux called for Public Comment. No comment was given. 

4. PUBLIC HEARINGS AND COMMUNICATIONS FROM STAFF 

a. Election of Vice-Chairperson 

Jeff Lamoureux asked for nominations to replace Vice-Chairperson Erin Smith. Kurt Eggers 
nominated Neil Morrow as Vice-Chair. 

Motion to elect Neil Morrow as Vice-Chairperson. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Kurt Eggers, Commissioner 
SECONDER: Jeff Lamoureux, Chair 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

b. Warfield Distillery and Ale House: 280 N. Main Street (AM Lot 3AA, Blk 3, Ketchum) The 
Commission will hear public comment, consider and provide feedback on a Pre-Design 
Review Application for a Mixed-Use Building. 

Associate Planner Abby Rivin presented the Pre-Application Design Review for the Warfield 
Distillery and Ale House. This is a Pre-Application Design Review for an addition to include 
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expanded distillery operations, a new tasting room, sales space and two residential units. 
Courtesy notices were sent for this meeting. Notices will also be sent out at the full Design 
Review. The project complies with the 2014 Comprehensive Plan and all zoning and 
dimensional standards. The gross square footage to calculate the parking requirement is 
3,927 square feet, which would equal 4 parking spaces. The areas of the restaurant and 
residential units are exempt. The applicant is requesting a 25% reduction in the 
requirement through a Shared Parking Reduction Plan and Transportation Demand 
Management. Two on-site parking spaces are proposed. The two shared parking spaces are 
yet to be identified. Actions items include an Exceedance Agreement and specifications for 
the outdoor lighting fixtures. Staff recommends advancement of the project to full Design 
Review. 

Chair Jeff Lamoureux asked how this project, having a manufacturing area, qualifies as a 
restaurant. Abby Rivin broke out the areas of dining and manufacturing. Since the product 
is sold in the same location as manufactured, it qualifies as a hybrid production facility.  

Gretchen Wagner of Scape Studio presented the project highlighting the exteriors, lighting, 
the silo, and first and second and third floor plans.  Chair Jeff Lamoureux asked for a 
breakdown on the parking calculation. Gretchen Wagner explained the basement, sales 
office, tasting room and restaurant areas are exempt. The housing units are also exempt 
from the calculation. The distillery and production areas were included in the calculations. 
Chair Jeff Lamoureux asked for consistency in terminology in the full Design Review. 

Chair Jeff Lamoureux asked about the loading/unloading of raw materials. Owner Alex Buck 
spoke to the mechanics of moving the raw materials in and the finished goods out for both 
the brewery and distillery. He related how kegs would be shipped in the early morning 
about once or twice a month. The grain silo would be filled once every 2-3 months. The rest 
of the time the area would be available for parking. An estimated 90% of Warfield 
employees bus or bike to work. Troy Brown of Conrad Brothers pointed out the staging area 
will be at 200 Washington Ave. 

Chair Jeff Lamoureux called for Public Comment. No public comment was given. 

Neil Morrow pointed out the access to the residential units is not ADA Compliant. He felt the 
alley-side facade needs to be broken up. He suggested a review of the parking situation 
being shared with the loading/unloading area. Jeff Lamoureux said he felt the shared 
parking would be problematic to the business and was a stretch to meet the parking 
requirement. He also encouraged the applicant to review the parking plan. Planner Abby 
Rivin explained the shared parking spaces calculations and that the applicant still needs an 
agreement for shared parking. Neil Morrow pointed out the possibility of a different future 
use, which would limit the usability of the building and how the lack of parking would also 
negatively impact the neighbors. Jeff Lamoureux agreed the proposed parking plan is 
inadequate to meet the parking requirement. Commissioner Kurt Eggers agreed with Neil 
Morrow and Jeff Lamoureux that the parking plan needs work. Jeff Lamoureux thought the 
Commission should look at the Code and the parking exemption for basements. Kurt Eggers 
stated he liked the project but shared the same parking concerns. He felt Staff was too 
lenient in the interpretation of the Code. He also encouraged more bike parking for 
customers. Jeff Lamoureux pointed out the bike rack in the back does not meet the Code 
requirement of a bike rack. Gretchen Wagner asked the Commission for suggestions to 
increase bike parking. Neil Morrow suggested using an empty curb area for bike parking in 
the summer. Jeff Lamoureux suggested including increased bike parking into the 
Transportation Demand Management Plan so the applicant could take ownership of the bike 
parking in the summertime. Gretchen Wagner added this topic had been discussed with 
Staff, but it was an IDT issue. Jeff Lamoureux asked Staff to research how Hailey worked 
with IDT on this topic. Gretchen Wagner added the Streets Department was opposed to 
bump-outs at the corners due to snow-removal. Jeff Lamoureux suggested it only be used 
in the summer. Owner Alex Buck spoke to the applicant’s perspective of contributing to 
increased vibrancy on Main Street, the viability of the distillery and planning for growth of 
the manufacturing. He requested leniency from the Commission on the parking requirement 
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to make the project successful. Neil Morrow feared for future parking issues by being lenient 
on this one project. Jeff Lamoureux likes the project as a whole but the parking requirement 
needs work. Neil Morrow agreed, just need to solve the parking issue. Kurt Eggers 
questioned the type of brick used and would like some clarification at the next Design 
Review. Gretchen Wagner replied they intend to remove the "bad, old" brick.  

Motion to advance Warfield Distillery and Ale House to design review with 
suggestions as proposed. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

c. Zoning Code Amendment – Community Core retail square footage. Continued from 
March 12, March 27th, April 9th, and May 14, 2018.  The Commission will consider City-
initiated amendments to Title 17, Section 17.12.040, Dimensional Standards – CC District 
Matrix, Section 17.12.010, Zoning Map Districts, and Section 17.12.020, District Use Matrix. 

Senior Planner Brittany Skelton gave a review of the Zoning Code Amendment concerning 
retail square footage in the Community Core. She gave an overview of the research and 
Commission remarks from prior meetings. The current Staff Report focuses on individual 
tenant retail vs grouped tenant retail. Existing retail is 52,000 sq. ft. (Giacobbi Square) and 
18,000 sq. ft. (Atkinson’s). She looked at four chain retailers, from 7,000 sq. ft. to 200,000 
sq. ft.. Dollar Stores (7,000 sq. ft.) and Target (17,000 sq. ft.) are developing smaller 
stores in urban areas. Staff recommends setting a number at 55,000 sq. ft. net leasable 
square footage for grouped retailers and 36,000 leasable square feet for a single retailer. 
Alternatively, set the size smaller at the size of a Ketchum Townsite lot at 5,500 or 11, 000 
sq. ft. to fit the scale and character of Ketchum. If a lower number is decided, then existing 
businesses could be Grandfathered in. Could also be addressed by a Conditional Use Permit. 
She pointed out the need to update the definition of "Retail Trade". Staff recommends 
continuing to the next meeting but for the Commission to give direction. 

Chair Jeff Lamoureux opened the floor to Public Comment. 

Bob Crosby asked staff for confirmation of the area of Giacobbi Square. 

Neil Morrow thought that Ketchum would not be seen as a good location for larger discount 
stores as the population too small yet is more affluent and doesn’t fit the profile of their 
customer base. Jeff Lamoureux indicated he would keep the Code simple. Kurt Eggers 
thought he needed more background. Neil Morrow thought if the limit is 36,000 sq. ft. a 
Target might build here but felt the small population base would make it unlikely. Brittany 
Skelton confirmed that 36,000 sq. ft. as an upper number was agreeable and is unlikely to 
make Ketchum the target of a large chain. Jeff Lamoureux felt the Design Review codes 
could be strengthened to limit the large box stores.  

Motion to continue the Zoning Code Amendment Community Core retail square 
footage to June 11, 2018. 
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RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow 
SECONDER: Kurt Eggers 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

d. Zoning Code Amendment – Residential Use in the Light Industrial Districts. 
Continued from March 12, March 27th, April 9th, 2018, May 14, 2018.   The Commission will 
consider City-initiated amendments to Title 17, Section 17.124.090, Residential, Light 
Industrial Districts, and Section 17.12.020, District Use Matrix. 

Senior Planner Brittany Skelton gave the introduction to the Zoning Code amendment for 
Residential use in the Light Industrial area. Brittany Skelton related there was one public 
comment concerning small residential units opposing the no parking requirement for such 
units. The intent is to continue the discussion of the amendment and when an amendment 
is formulated, to hold a public hearing with prior noticing. Brittany Skelton discussed four 
maps: 1) Residential Occupancy Characteristics showing the area is predominately 
commercial in nature. 2)  Underdeveloped Land where the value of the land exceeds the 
value of the structure occupying it.  3) Vacant Parcels are those parcels not paved. 4) The 
Light Industrial Area with Surrounding Zoning Districts including the presence of sidewalks. 
Brittany Skelton proposed additional maps of Age of Structure or Building Footprints to 
determine level of lot coverage. Future topics could cover first floor minimum heights, 
maximum residential percentage of a building, increased lot coverage, anti-nuisance 
provisions, permitting upper floor residences, encouraging long-term occupancy, building 
height maximum and sight lines. Areas of importance are: 1) Accessibility (bikes, cars, and 
walking) 2) Mitigating displacement of existing businesses and mountain town gentrification. 
3) Impact Fees not dependent on the size of the residence. These topics are consistent with  
the Comprehensive Plan. Note that the plan is now 7 years old and can be amended if the 
Commission feels it is necessary.  

Chair Jeff Lamoureux called for Public Comment.  

Harry Griffith of Sun Valley Economic Development thought this it is a great initiative and 
complimented Brittany on her analysis. He noted he has been studying the LI changes for 
the last 2 years and has a lot of similar information from 2016. The character of the LI has 
changed, and we need to think about how to leverage those changes in a positive sense for 
the continued growth and evolution of the community. As it was in 2016, there are a lot of 
vacant parcels and underdeveloped parcels where the land value is substantially higher than 
the building. The change in the LI in his view is permanent and it is not going to be 
reversed.  He noted there were 3,000 trade and construction jobs in the LI in 2006. That 
number has gone down to less than 2,000 and that is not coming back. A lot of those jobs 
have moved south for a variety of reasons, industrial land is cheaper, a variety of reasons 
and we think the changes that have occurred are permanent. He would support Ketchum’s 
plans to rethink how to optimize zoning code and architectural and design restrictions to 
make this land more valuable to the whole of the community without impacting the 
character of the city or the underlying focus we have on construction and the trades. 
 
William Glenn spoke as a tenant in the Light Industrial, also a property owner but never 
developed it. He feels it is important to maintain light industrial uses on the first floor and 
allow residential above. However, he thought the residential tenants should not be allowed 
to put limits (time, noise, etc.) on the working times of the industrial spaces. He noted we 
need the proximity of trades and services to the Ketchum population area. He urged the 
Commission to maintain the viability of the Light Industrial Zone.  

David Hurd spoke in support of keeping the Light Industrial, but not opposed to residential 
above. There currently are no industrial spaces available for rent or purchase in the LI. He 
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sees a problem with the combination of residential units with small children in close 
proximity to trucks, fork lifts, etc. He thinks the Community School is a good project but 
questions the location. He urges the Commission to be mindful of replacing the Industrial 
Zone with affordable housing.  

Bob Crosby, Sun Valley Board of Realtors, thought Ketchum has problems with housing and 
traffic, and would like to see development north of East Fork Road and Ketchum. He would 
like to see housing available at all price points. He thought Ketchum needs housing as much 
or more than we need Light Industrial. 

Jacob Tyler, manager of the Scott-Northwood Building, wanted to add some information: 
The first floor is 50% occupied due to the owner not wanting to rent long-term as the 
building is for sale. The 2nd floor is a mix of affordable-housing and full-price residential 
units. All affordable-housing units are occupied full-time. Six units are on the 3rd floor with 
about 50% full-time occupants. He agrees housing is an issue. This building has not 
compromised the purpose of the LI with the addition of housing units. It is an example of 
how it can work with industrial on the first floor and affordable housing above. He agrees 
once the LI is gone, it will not come back.  

Chair Jeff Lamoureux closed Public Comments. 

John Gaeddert pointed out the 4 goals to retain the LI as it is an amazing resource and a 
valuable asset to the community. Doesn’t want to see residential at the expense of the LI. 
1) Maintain the vitality of the Light Industrial. 2) Minimum 1st floor heights to encourage a 
variety of businesses. 3) Limits on retail in LI. 4) Minimize conflicts between businesses and 
residents. 

Jeff Lamoureux asked about noise ordinances to allow work and yet shield it from resident 
complaints. Neil Morrow noted the "quiet enjoyment" of property would not apply. He 
agrees with protecting the Industrial. He thought the LI 3 could be OK for residential as it is 
close to the neighborhood and bus stop. 

John Gaeddert added what about unit size increase if residences include children. Would 
live/work allow condominiumize of 1st and 2nd floor as a single unit for live/work. Fire 
department needs to approve increased height. Staff will be doing analysis of areas at 10th 
and Warm Springs and Lewis and Warm Springs with the introduction of the new Fire 
station. He proposed presenting this topic each meeting for more in-depth information and 
when ready, notice for public comment. 

Jeff Lamoureux asked for a compilation of verbal as well as written Public Comment in a file 
for future reference. Could it be made part of the packets? 

Kurt Eggers likes the taller 1st floor and some residential space. A residential component 
can promote viability and housing options. He supports the live/work type of space. Need to 
look at every opportunity for housing for the Community. 

Motion to continue Zoning Code Amendment – Residential Use in the Light 
Industrial Districts to June 11, 2018. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

5. CONSENT CALENDAR 
Chair Jeff Lamoureux called for comment on the Consent Calendar. No comments were 
given. 
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a. Minutes:  April 9, 2018, May 14, 2018 

b. Findings of Fact and Conclusions of Law for 231 E. Sun Valley Road Condos 
Subdivision. 

c. Findings of Fact and Conclusions of Law for Briscoe and Associates Conditional Use 
Permit. 

Motion to approve consent calendar in total. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

6. FUTURE PROJECTS AND NOTICING REQUIREMENTS 
Brittany Skelton reported the following items are on the agenda for the June 11, 2018 
Planning and Zoning Commission meeting:  

1) A Subdivision Application for a flag lot on River Run Drive. 

2) The Sundali Re-Zone on the lot currently GR-L and Tourist. 

3) Continuation of the Zoning Code Amendments for residential use in the Light 
Industrial and the standards for Community Core retail establishments. 

4) The Warfield for Design Review on June 11 or the special meeting on June 25. 

5) Anticipating a Pre-Application Design Review for a Mountain Overlay for an existing 
house for a people-mover system. This will have a site visit. 

The following items are on the agenda for the June 25th Special Meeting: 

1) A Text Amendment for Live/Work space in the Light Industrial Zone. 

2) Design Review for Ketch. 

3) The 2 continuing text amendments. 

Jeff asked for notice for Warfield for 300 feet. The Commission discussed the inadequacy of 
the current Warfield parking plan and would like to see it improved. 

7. STAFF REPORTS & CITY COUNCIL MEETING UPDATE 
Brittany Skelton reported the items for the City Council Meeting June 4th will be: 

1) The first reading for the Short-Term Rentals Text Amendment. 

2) Consideration to Amend the Trail Creek Fund Development Agreement for the 
Auberge Project. 

3) 231 Sun Valley Rd Condominium conversion. 
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4) Exceedance Agreements for the Warfield Brewery and Frantz Building. 

5) Right-of-Way Encroachment Agreement for the Argyros. 

8. COMMISSION REPORTS AND EX PARTE DISCUSSION DISCLOSURE 
Jeff Lamoureux asked why the parking and sidewalk plans at the Webb Building have 
changed. Brittany Skelton will research and have a response for the next meeting. 

Kurt Eggers asked about possible CCRs related to the Sundali Re-Zone project. Brittany 
Skelton indicated she had not been aware of them and did not take them into consideration 
in her Staff Report. Jeff Lamoureux added the City does not enforce CCRs. Kurt said if the 
CCR are recorded on the plat, they are enforceable civilly. Kurt Eggers would like to see the 
CCR’s. Brittany Skelton will check Simplot’s development agreement with the city for the 
CCR for the next meeting. 

Brittany Skelton said she is working the Streets Department Street and will be ready to 
bring it before the Commission soon. 

Abby Rivin spoke to the Martin Appeal of the Community Library Expansion. The last City 
Council Meeting set the hearing date for July 16, 2018 at 4:00PM. Their request for a site 
visit was denied.  

Kurt Eggers expressed interest in the survey results from An Affair on the Square. Brittany 
Skelton replied it would be shared with the Commissioners when the results have been 
compiled.  

Brittany Skelton indicated we are working with the Streets Department on updated 
standards for sidewalks. Also looking at standards for Signs to be updated. 

9. ADJOURNMENT 
Motion to adjourn. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

 

 

 

 

__________________________________________ 

John Lamoureux 

Chairperson 



                                                                                                              
                                                                            
                                                                           

 

 
 

 
STAFF REPORT 

KETCHUM PLANNING AND ZONING COMMISSION 
SPECIAL MEETING OF JUNE 25, 2018 

 
PROJECT:  Roberts’ Brothers Townhomes Preliminary Plat  
 
FILE NUMBER:  P18-047 
 
REPRESENTATIVE: Benchmark Associates 
 
OWNER: Roberts Duplex #2 LLC (John C Roberts, per Blaine County Assessor, as of 6/15/2018)  
 
REQUEST: Preliminary Plat approval for a two (2) sublot townhouse subdivision.  
 
LOCATION:  108 Fir Drive (Warm Springs Village 3rd Addition: Block 3: Lot 3) 
 
ZONING:  General Residential Low Density (GR-L)   
 
OVERLAY:  Avalanche Overlay District 
 
NOTICE:   Notice was mailed to properties within a 300 ft radius of the subject property and all 

political subdivisions on June 6th, 2018. Notice was published in the June 6th, 2018 
edition of the Idaho Mountain Express.   

 
REVIEWER: Abby Rivin, Associate Planner 
 
BACKGROUND 
The applicant is requesting Preliminary Plat approval for a two (2) sublot townhouse subdivision. On March 
16th, 2018, the applicant received Design Review approval (Application P18-018) for a new, three-story, 10,675 
sq ft duplex at 108 Fir Drive. The subject property is located within the General Residential Low Density (GR-L) 
Zoning District and also within the Avalanche Overlay District. With the adoption of Ordinance No. 1181, 
subdivisions within the Avalanche Overlay District are permitted if no new public or private streets or flag lots 
are created with the proposal. A Building Permit (Application B18-021) for the project was issued on May 10th, 
2018 and the duplex is currently under construction.  The subject property is located in an existing platted 
subdivision—Warm Springs Village 3rd Addition: Block 3: Lot 3. Lot 3 is proposed to be subdivided into two (2) 
townhouse sublots. Sublot 1 is proposed to be 5,680 sq ft and Sublot 2 will be 7,889 sq ft.  
 
All land subdivisions in the City of Ketchum are subject to the standards contained in Ketchum, Municipal 
Code, Title 16, Subdivision. Many standards are related to the design and construction of multiple new lots 
that will form new blocks and infrastructure, such as streets that will be dedicated to and maintained by the 
City. Some standards however, such as the installation of utility service lines, are applicable to the proposed 
subdivision of the subject property.  
 
The first step in the subdivision process is to receive Preliminary Plat review and a recommendation from the 
Planning and Zoning Commission. After receiving a recommendation for approval, the Preliminary Plat 
application is forwarded to the City Council for review and approval. After City Council approval of the 
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Preliminary Plat, the subdivider may submit an application for Final Plat. If the application substantially 
conforms to the Preliminary Plat, the Commission shall recommend approval and forward the application to 
the City Council for review and approval. Per Ketchum Municipal Code §16.04.070, the Final Plat shall not be 
signed by the City Clerk and recorded until the townhouses have received Certificates of Occupancy issued by 
the City of Ketchum and completion of all design review elements.  
 
ANALYSIS 
Staff recommends the Commission move to recommend approval of the Roberts’ Duplex Townhomes 
Preliminary Plat. A full explanation of this recommendation is contained in Tables 1-3 of the Staff Report. 
 

Table 1: Requirements for All Applications 

 
Table 2: Zoning Standards Analysis 

Compliance with Zoning Standards 
Compliant Standards and Staff Comments 

Yes No N/A Guideline City Standards and Staff Comments 

☒ ☐ ☐ 17.12.040 Minimum Lot Area 
Staff Comment Required: 8,000 square feet minimum. 

Existing:: 13,612 sq ft 

☒ ☐ ☐ 17.12.040 Minimum Lot Area, Townhouse Sublot 
Staff Comment Required: Equal to that of the perimeter of the townhouse unit.  

Proposed: Sublot 1 is proposed to be 7,889 sq ft and Sublot 2 is proposed to be 5,680 
sq ft 

City Department Comments 
Compliant  

Yes No N/A City Code City Standards and City Department Comments 

☒ ☐ ☐ 16.04.030.C Complete Application 

☐ ☐ ☒ 
Police Department: 
No comment. 

☒ ☐ ☐ 

Fire Department: 
An approved access roadway per 2012 International Fire Code Appendix D 
(www.ketchumfire.org) shall be installed prior to any combustible construction on the site. 
The road shall be a minimum of twenty (20) feet in width and capable of supporting an 
imposed load of at least 75,000 pounds. The road must be an all weather driving surface 
maintained free, clear, and unobstructed at all times. Grades shall not exceed 7%. Dead end 
access roadways exceeding 150 feet in length shall be provided with an approved 
turnaround. Gates, if installed, are required to be siren activated for emergency vehicle 
access. 

☒ ☐ ☐ 
Streets Department:  
All required work in the Right-of-way shall be completed prior to issuance of a Certificate of 
Occupancy for the project.  

☒ ☐ ☐ 
Utilities:  
Curb stops and meter vaults will be located on the property line along Fir Drive. The irrigation 
tap for Sublot 2 may be sited anywhere after the meter.  

☐ ☐ ☒ 
Parks/Arborist: 
No comment.  

☒ ☐ ☐ 
Building:   
The duplex must meet 2012 International Building Code.  

☒ ☐ ☐ 
Planning and Zoning: 
Comments are denoted throughout the Staff Report.  
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☒ 
 

☐ 
 

☐ 
 

17.12.040 Building Coverage 
Staff Comment Permitted: 35%  

Proposed: 35% (4,764 square feet/13,612 sq ft lot area) 
Staff has calculated building coverage for the entirety of the duplex development on 
existing Lot 3 of Block 3, Warm Springs Subdivision Third Addition. The building 
coverage of the duplex development is 35%, which is the maximum permitted in the 
GR-L Zone. As building coverage is maxed out under the existing zoning code, no 
further building coverage, including decks 30’’ above grade and accessory structures 
will be permitted on the site. As proposed with the Preliminary Plat application, the 
building coverage on Sublot 2 will exceed the maximum permitted in the GR-L Zone. 
Staff has added a condition of approval that the applicant shall add the following plat 
note: 
The lot area used to determine building coverage of the townhouse development shall 
be the entirety of Lot 3, Block 3, Warm Springs Village Subdivision 3rd Addition, which 
has an area of 13,612 square feet. 

☒ ☐ ☐ 17.12.040  Minimum Building Setbacks 
Staff Comment Minimum: 

Front: 15’ 
Side: > of 1’ for every 3’ in building height, or 5’ (11’-8’’’ required) 
Rear: > of 1’ for every 3’ in building height, or 15’ (11’-8’’ required) 
 
Proposed: 
Front (S):15’’ 
Side (E): 11’-8” 
Side (W): 11’-8’’  
Rear (N):  15’ 
 
17.128.020.A. Cornices, canopies, eaves, chimney chases or similar architectural 
features may extend into a required yard not more than three feet (3'). 
The roof overhang extends into the required yard a maximum of 3 ft as indicated on 
revised Sheet A100 of the Design Review submittal dated 02/20/2018. 

☒ ☐ ☐ 17.12.040 Building Height 
Staff Comment Maximum Permitted: 35’  

Proposed: 34.5’ as indicated on revised SheetA301 of the Design Review submittal 
dated 03/23/2018. 

☒ ☐ ☐ 17.125. 030.H Curb Cut 
Staff Comment Permitted:  

A total of 35% of the linear footage of any street frontage can be devoted to access 
off street parking.  
Proposed:  Along Aspen Drive, the proposed curb cut is 16’, which is 17% of the linear 
street frontage. Along Fir Drive, the proposed curb cut is 29’-9’’, which is 29% of the 
linear street frontage.  

☒ ☐ ☐ 17.125.020.A.2 
& 17.125.050 

Parking Spaces 

Staff Comment Off-street parking standards of this chapter apply to any new development and to any 
new established uses.  
Required:  
Residential multiple-family dwelling in all districts except CC, T, T-3000, T-4000, and 
LI-1, LI-2, and LI-3: 
Units 2001 square feet and above: 2 parking spaces 
Proposed:  
 The applicant is proposing a two (2) car garage for each duplex unit.  

☒ ☐ ☐ 17.18.050 & 
17.08.020 

Zoning Districts & Definitions  
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   Staff Comment 17.18.050: General Residential - Low Density District (GR-L): The purpose of the GR-L 
General Residential - Low Density District is to provide areas where low and medium 
density uses can be properly developed in proximity to each other while still 
maintaining neighborhood amenities and favorable aesthetic surroundings. The intent 
of the general residential - low density district is to permit a reasonable amount of 
flexibility in both land use and development in residential development areas. 
 
17.08.020 – Definitions 
Dwelling, Multiple-Family: A building, under single or multiple ownership, containing 
two (2) or more dwelling units used for residential occupancy.  
 

 
Table 3: Preliminary Plat Requirements 

Preliminary Plat Requirements 
Compliant Standards and Staff Comments 

Yes No N/A City Code  City Standards and Staff Comments 
☒ ☐ ☐ 16.04.070.B The subdivider of the townhouse project shall submit with the preliminary plat 

application a copy of the proposed party wall agreement and any proposed 
document(s) creating an association of owners of the proposed townhouse 
sublots, which shall adequately provide for the control and maintenance of all 
commonly held facilities, garages, parking and/or open spaces. Prior to final plat 
approval, the subdivider shall submit to the city a final copy of such documents 
and shall file such documents prior to recordation of the plat, which shall reflect 
the recording instrument numbers. 

Staff Comments The applicant has submitted a draft Townhome Declaration for the project. The 
subdivider shall submit to the Planning & Building Department a final copy of the 
document and file such document prior to recordation of the final plat. 

☐ ☒ ☐ 16.04.070.E All garages shall be designated on the preliminary and final plats and on all 
deeds as part of the particular townhouse units. Detached garages may be 
platted on separate sublots; provided, that the ownership of detached garages is 
tied to specific townhouse units on the townhouse plat and in any owner's 
documents, and that the detached garage(s) may not be sold and/or owned 
separate from any dwelling unit(s) within the townhouse development. 

Staff Comments The attached garages are indicated as the unshaded portion of the building 
footprint on the Preliminary Plat. Staff has added a conditions of approval that the 
applicant label the garages on the Preliminary Plat prior to forwarding the 
application to City Council for review. 

☒ ☐ ☐ 16.04.030.C.1 The subdivider shall file with the administrator copies of the completed 
subdivision application form and preliminary plat data as required by this 
chapter. 

Staff Comments The application has been reviewed and determined to be complete.  
☒ ☐ ☐ 16.04.030.I Contents Of Preliminary Plat: The preliminary plat, together with all application 

forms, title insurance report, deeds, maps, and other documents reasonably 
required, shall constitute a complete subdivision application. The preliminary 
plat shall be drawn to a scale of not less than one inch equals one hundred feet 
(1" = 100') and shall show the following: 

Staff Comments The applicant has submitted draft Townhome Declaration and Title Report for the 
subject property. 

☒ ☐ ☐ 16.04.030.I .1 The scale, north point and date. 
Staff Comments This standard has been met.  

☒ ☐ ☐ 16.04.030.I .2 The name of the proposed subdivision, which shall not be the same or confused 
with the name of any other subdivision in Blaine County, Idaho. 

Staff Comments This standard has been met. This is an amendment to an existing subdivision—
Warm Springs Village 3rd Addition. 

☒ ☐ ☐ 16.04.030.I .3 The name and address of the owner of record, the subdivider, and the engineer, 
surveyor, or other person preparing the plat. 
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Staff Comments This standard has been met. 
☒ ☐ ☐ 16.04.030.I .4 Legal description of the area platted. 

Staff Comments This standard has been met. 
☒ ☐ ☐ 16.04.030.I .5 The names and the intersecting boundary lines of adjoining subdivisions and 

parcels of property. 
Staff Comments This standard has been met. 

☒ ☐ ☐ 16.04.030.I .6 A contour map of the subdivision with contour lines and a maximum interval of 
five feet (5') to show the configuration of the land based upon the United States 
geodetic survey data, or other data approved by the city engineer. 

Staff Comments This standard has been met. The Preliminary Plat indicates contour lines at 1 ft 
intervals. 

☒ ☐ ☐ 16.04.030.I 7 The scaled location of existing buildings, water bodies and courses and location 
of the adjoining or immediately adjacent dedicated streets, roadways and 
easements, public and private. 

Staff Comments This standard has been met. The adjacent existing residences and existing adjacent 
streets are indicated. All existing and proposed easements are indicated. 

☒ ☐ ☐ 16.04.030.I .8 Boundary description and the area of the tract. 
Staff Comments The legal description appears on the proposed Preliminary Plat.  

☐ ☒ ☐ 16.04.030.I .9 Existing zoning of the tract. 
Staff Comments Staff has added a condition of approval that the applicant add the zoning 

designation of the subject property, General Residential Low Density (GR-L), to the 
proposed plat. 

☒ ☐ ☐ 16.04.030.I .10 The proposed location of street rights of way, lots, and lot lines, easements, 
including all approximate dimensions, and including all proposed lot and block 
numbering and proposed street names. 

Staff Comments No new streets are proposed. The dimensions of proposed Sublots 1 and 2 are 
indicated on the plat. The access and utility easement to access Sublot 1 is 
indicated on the plat.  

☐ ☐ ☒ 16.04.030.I .11 The location, approximate size and proposed use of all land intended to be 
dedicated for public use or for common use of all future property owners within 
the proposed subdivision. 

 No land for common or public use is required or proposed. 
☒ ☐ ☐ 16.04.030.I .12 The location, size and type of sanitary and storm sewers, water mains, culverts 

and other surface or subsurface structures existing within or immediately 
adjacent to the proposed sanitary or storm sewers, water mains, and storage 
facilities, street improvements, street lighting, curbs, and gutters and all 
proposed utilities. 

Staff Comments The plat indicates the proposed locations of all utilities. No street improvements 
are proposed with this project.  

☐ ☐ ☒ 16.04.030.I .13 The direction of drainage, flow and approximate grade of all streets. 
Staff Comments N/A as no new streets are proposed. 

☐ ☐ ☒ 16.04.030.I .14 The location of all drainage canals and structures, the proposed method of 
disposing of runoff water, and the location and size of all drainage easements, 
whether they are located within or outside of the proposed plat. 

Staff Comments N/A as no new drainage canals or structures are proposed.  
☐ ☐ ☒ 16.04.030.I .15 All percolation tests and/or exploratory pit excavations required by state health 

authorities. 
Staff Comments This standard is not required. 

☒ ☐ ☐ 16.04.030.I .16 A copy of the provisions of the articles of incorporation and bylaws of 
homeowners' association and/or condominium declarations to be filed with the 
final plat of the subdivision. 

Staff Comments The applicant has submitted a draft Townhome Declaration with the Preliminary 
Plat application submittal.  
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☒ ☐ ☐ 16.04.030.I .17 Vicinity map drawn to approximate scale showing the location of the proposed 
subdivision in reference to existing and/or proposed arterials and collector 
streets. 

Staff Comments A vicinity map is included on the plat.  
☐ ☒ ☐ 16.04.030.I .18 The boundaries of the floodplain, floodway and avalanche zoning district shall 

also be clearly delineated and marked on the preliminary plat. 
Staff Comments There is no floodplain or floodway on the subject property. While the site is within 

the Avalanche Overlay District, only a minimal portion in the northeast corner of 
the lot is located within the blue/moderate zone. Staff has added a condition of 
approval that the applicant indicate the blue avalanche zone as specified in the 
1977 Wilson Avalanche Study on the Preliminary Plat prior to forwarding the 
application to City Council for review.  

 
 

☐ ☐ ☒ 16.04.030.I .19 Building envelopes shall be shown on each lot, all or part of which is within a 
floodway, floodplain, or avalanche zone; or any lot that is adjacent to the Big 
Wood River, Trail Creek, or Warm Springs Creek; or any lot, a portion of which 
has a slope of twenty five percent (25%) or greater; or upon any lot which will be 
created adjacent to the intersection of two (2) or more streets. 

Staff Comments This standard does not apply to the proposed townhouse subdivision.  
☒ ☐ ☐ 16.04.030.I .20 Lot area of each lot. 

Staff Comments The area of each sublot is indicated on the plat.  
☐ ☐ ☒ 16.04.030.I .21 Existing mature trees and established shrub masses. 

Staff Comments No existing mature trees or established shrub masses are present on the subject 
site.  

☒ ☐ ☐ 16.04.030.I .22 A current title report shall be provided at the time that the preliminary plat is 
filed with the administrator, together with a copy of the owner's recorded deed 
to such property. 

Staff Comments A current title report and a copy of the owner’s recorded deed to the subject 
property were included in the Preliminary Plat application submittal.  

☒ ☐ ☐ 16.04.030.I .23 Three (3) copies of the preliminary plat shall be filed with the administrator. 
Staff Comments A digital copy for reproduction was submitted with the application. Therefore, 

Staff required only one (1) full size copy of the preliminary plat. 
☒ ☐ ☐ 16.04.040.A Required Improvements: The improvements set forth in this section shall be 

shown on the preliminary plat and installed prior to approval of the final plat. 
Construction design plans shall be submitted and approved by the city engineer. 
All such improvements shall be in accordance with the comprehensive plan and 
constructed in compliance with construction standard specifications adopted by 
the city. Existing natural features which enhance the attractiveness of the 
subdivision and community, such as mature trees, watercourses, rock 
outcroppings, established shrub masses and historic areas, shall be preserved 
through design of the subdivision. 
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Staff Comments Required improvements are indicated on the Preliminary Plat. The construction 
design plans were reviewed and approved through review of the Building Permit 
(B18-021). 

☒ ☐ ☐ 16.04.040.B Improvement Plans: Prior to approval of final plat by the commission, the 
subdivider shall file two (2) copies with the city engineer, and the city engineer 
shall approve construction plans for all improvements required in the proposed 
subdivision. Such plans shall be prepared by a civil engineer licensed in the state. 

Staff Comments Improvement Plans stamped by an Idaho licensed engineer were reviewed and 
approved through the Building Permit process.  

☐ ☐ ☒ 16.04.040.C Prior to final plat approval, the subdivider shall have previously constructed all 
required improvements and secured a certificate of completion from the city 
engineer. However, in cases where the required improvements cannot be 
constructed due to weather conditions or other factors beyond the control of 
the subdivider, the city council may accept, in lieu of any or all of the required 
improvements, a performance bond filed with the city clerk to ensure actual 
construction of the required improvements as submitted and approved. Such 
performance bond shall be issued in an amount not less than one hundred fifty 
percent (150%) of the estimated costs of improvements as determined by the 
city engineer. In the event the improvements are not constructed within the 
time allowed by the city council (which shall be one year or less, depending 
upon the individual circumstances), the council may order the improvements 
installed at the expense of the subdivider and the surety. In the event the cost of 
installing the required improvements exceeds the amount of the bond, the 
subdivider shall be liable to the city for additional costs. The amount that the 
cost of installing the required improvements exceeds the amount of the 
performance bond shall automatically become a lien upon any and all property 
within the subdivision owned by the owner and/or subdivider. 

Staff Comments Construction of required improvements is not required at this time. The applicant 
is aware that this is a requirement prior to Final Plat approval. 

☐ ☐ ☒ 16.04.040.D As Built Drawing: Prior to acceptance by the city council of any improvements 
installed by the subdivider, two (2) sets of as built plans and specifications, 
certified by the subdivider's engineer, shall be filed with the city engineer. 
Within ten (10) days after completion of improvements and submission of as 
built drawings, the city engineer shall certify the completion of the 
improvements and the acceptance of the improvements, and shall submit a copy 
of such certification to the administrator and the subdivider. If a performance 
bond has been filed, the administrator shall forward a copy of the certification 
to the city clerk. Thereafter, the city clerk shall release the performance bond 
upon application by the subdivider. 

    The applicant is aware that this is a requirement for completion of the subdivision. 
☐ ☐ ☒ 16.04.040.E Monumentation: Following completion of construction of the required 

improvements and prior to certification of completion by the city engineer, 
certain land survey monuments shall be reset or verified by the subdivider's 
engineer or surveyor to still be in place. These monuments shall have the size, 
shape, and type of material as shown on the subdivision plat. The monuments 
shall be located as follows: 

1. All angle points in the exterior boundary of the plat. 
2. All street intersections, points within and adjacent to the final plat. 
3. All street corner lines ending at boundary line of final plat. 
4. All angle points and points of curves on all streets. 
5. The point of beginning of the subdivision plat description. 

   Staff Comments The applicant is aware that this requirement shall be completed following 
construction.  

☒ ☐ ☐ 16.04.040.F Lot Requirements: 
1. Lot size, width, depth, shape and orientation and minimum building setback 
lines shall be in compliance with the zoning district in which the property is 
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located and compatible with the location of the subdivision and the type of 
development, and preserve solar access to adjacent properties and buildings. 
2. Whenever a proposed subdivision contains lot(s), in whole or in part, within 
the floodplain, or which contains land with a slope in excess of twenty five 
percent (25%), based upon natural contours, or creates corner lots at the 
intersection of two (2) or more streets, building envelopes shall be shown for 
the lot(s) so affected on the preliminary and final plats. The building envelopes 
shall be located in a manner designed to promote harmonious development of 
structures, minimize congestion of structures, and provide open space and solar 
access for each lot and structure. Also, building envelopes shall be located to 
promote access to the lots and maintenance of public utilities, to minimize cut 
and fill for roads and building foundations, and minimize adverse impact upon 
environment, watercourses and topographical features. Structures may only be 
built on buildable lots. Lots shall only be created that meet the definition of "lot, 
buildable" in section 16.04.020 of this chapter. Building envelopes shall be 
established outside of hillsides of twenty five percent (25%) and greater and 
outside of the floodway. A waiver to this standard may only be considered for 
the following: 

a. For lot line shifts of parcels that are entirely within slopes of twenty 
five percent (25%) or greater to create a reasonable building envelope, 
and mountain overlay design review standards and all other city 
requirements are met. 
b. For small, isolated pockets of twenty five percent (25%) or greater 
that are found to be in compliance with the purposes and standards of 
the mountain overlay district and this section. 

3. Corner lots shall have a property line curve or corner of a minimum radius of 
twenty five feet (25') unless a longer radius is required to serve an existing or 
future use. 
4. Side lot lines shall be within twenty degrees (20°) to a right angle or radial line 
to the street line. 
5. Double frontage lots shall not be created. A planting strip shall be provided 
along the boundary line of lots adjacent to arterial streets or incompatible 
zoning districts. Should a double frontage lot(s) be created out of necessity, then 
such lot(s) shall be reversed frontage lot(s). 
6. Minimum lot sizes in all cases shall be reversed frontage lot(s). 
7. Every lot in a subdivision shall have a minimum of twenty feet (20') of 
frontage on a dedicated public street or legal access via an easement of twenty 
feet (20') or greater in width. Easement shall be recorded in the office of the 
Blaine County recorder prior to or in conjunction with recordation of the final 
plat. 

   Staff Comments Standard #1 has been met. Standard #2 is not applicable as the Preliminary Plat 
does not create any new corner lots (existing Lot 3 is a corner lot). Standard #3 is 
not applicable as Lot 3 is an existing corner lot. Standards #4-6 are not applicable. 
Standard #7 has been met with the proposed access and utility easement. This 
easement is incorporated on the Preliminary Plat and will be included on the Final 
Plat.  

☐ ☐ ☒ 16.04.040.G G. Block Requirements: The length, width and shape of blocks within a proposed 
subdivision shall conform to the following requirements: 

1. No block shall be longer than one thousand two hundred feet 
(1,200'), nor less than four hundred feet (400') between the street 
intersections, and shall have sufficient depth to provide for two (2) tiers 
of lots. 
2. Blocks shall be laid out in such a manner as to comply with the lot 
requirements. 
3. The layout of blocks shall take into consideration the natural 
topography of the land to promote access within the subdivision and 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=3&find=16.04.020
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minimize cuts and fills for roads and minimize adverse impact on 
environment, watercourses and topographical features. 
4. Corner lots shall contain a building envelope outside of a seventy five 
foot (75') radius from the intersection of the streets. 

   Staff Comments This application does not create a new block. This requirement is not applicable. 
☐ ☐ ☒ 16.04.040.H Street Improvement Requirements: 

1. The arrangement, character, extent, width, grade and location of all streets 
put in the proposed subdivision shall conform to the comprehensive plan and 
shall be considered in their relation to existing and planned streets, topography, 
public convenience and safety, and the proposed uses of the land; 
2. All streets shall be constructed to meet or exceed the criteria and standards 
set forth in chapter 12.04 of this code, and all other applicable ordinances, 
resolutions or regulations of the city or any other governmental entity having 
jurisdiction, now existing or adopted, amended or codified; 
3. Where a subdivision abuts or contains an existing or proposed arterial street, 
railroad or limited access highway right of way, the council may require a 
frontage street, planting strip, or similar design features; 
4. Streets may be required to provide access to adjoining lands and provide 
proper traffic circulation through existing or future neighborhoods; 
5. Street grades shall not be less than three-tenths percent (0.3%) and not more 
than seven percent (7%) so as to provide safe movement of traffic and 
emergency vehicles in all weather and to provide for adequate drainage and 
snow plowing; 
6. In general, partial dedications shall not be permitted, however, the council 
may accept a partial street dedication when such a street forms a boundary of 
the proposed subdivision and is deemed necessary for the orderly development 
of the neighborhood, and provided the council finds it practical to require the 
dedication of the remainder of the right of way when the adjoining property is 
subdivided. When a partial street exists adjoining the proposed subdivision, the 
remainder of the right of way shall be dedicated; 
7. Dead end streets may be permitted only when such street terminates at the 
boundary of a subdivision and is necessary for the development of the 
subdivision or the future development of the adjacent property. When such a 
dead end street serves more than two (2) lots, a temporary turnaround 
easement shall be provided, which easement shall revert to the adjacent lots 
when the street is extended; 
8. A cul-de-sac, court or similar type street shall be permitted only when 
necessary to the development of the subdivision, and provided, that no such 
street shall have a maximum length greater than four hundred feet (400') from 
entrance to center of turnaround, and all cul-de-sacs shall have a minimum 
turnaround radius of sixty feet (60') at the property line and not less than forty 
five feet (45') at the curb line; 
9. Streets shall be planned to intersect as nearly as possible at right angles, but 
in no event at less than seventy degrees (70°); 
10. Where any street deflects an angle of ten degrees (10°) or more, a 
connecting curve shall be required having a minimum centerline radius of three 
hundred feet (300') for arterial and collector streets, and one hundred twenty 
five feet (125') for minor streets; 
11. Streets with centerline offsets of less than one hundred twenty five feet 
(125') shall be prohibited; 
12. A tangent of at least one hundred feet (100') long shall be introduced 
between reverse curves on arterial and collector streets; 
13. Proposed streets which are a continuation of an existing street shall be given 
the same names as the existing street. All new street names shall not duplicate 
or be confused with the names of existing streets within Blaine County, Idaho. 
The subdivider shall obtain approval of all street names within the proposed 

http://www.sterlingcodifiers.com/codebook/getBookData.php?ft=2&find=12.04
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subdivision from the commission before submitting same to council for 
preliminary plat approval; 
14. Street alignment design shall follow natural terrain contours to result in safe 
streets, usable lots, and minimum cuts and fills; 
15. Street patterns of residential areas shall be designed to create areas free of 
through traffic, but readily accessible to adjacent collector and arterial streets; 
16. Reserve planting strips controlling access to public streets shall be permitted 
under conditions specified and shown on the final plat, and all landscaping and 
irrigation systems shall be installed as required improvements by the subdivider; 
17. In general, the centerline of a street shall coincide with the centerline of the 
street right of way, and all crosswalk markings shall be installed by the 
subdivider as a required improvement; 
18. Street lighting may be required by the commission or council where 
appropriate and shall be installed by the subdivider as a requirement 
improvement; 
19. Private streets may be allowed upon recommendation by the commission 
and approval by the council. Private streets shall be constructed to meet the 
design standards specified in subsection H2 of this section; 
20. Street signs shall be installed by the subdivider as a required improvement of 
a type and design approved by the administrator and shall be consistent with 
the type and design of existing street signs elsewhere in the city; 
21. Whenever a proposed subdivision requires construction of a new bridge, or 
will create substantial additional traffic which will require construction of a new 
bridge or improvement of an existing bridge, such construction or improvement 
shall be a required improvement by the subdivider. Such construction or 
improvement shall be in accordance with adopted standard specifications; 
22. Sidewalks, curbs and gutters may be a required improvement installed by 
the subdivider; and 
23. Gates are prohibited on private roads and parking access/entranceways, 
private driveways accessing more than one single-family dwelling unit and one 
accessory dwelling unit, and public rights of way unless approved by the city 
council. 

   Staff Comments This proposal does not create a new street. These standards are not applicable. 
☐ ☐ ☒ 16.04.040.I Alley Improvement Requirements: Alleys shall be provided in business, 

commercial and light industrial zoning districts. The width of an alley shall be 
not less than twenty feet (20'). Alley intersections and sharp changes in 
alignment shall be avoided, but where necessary, corners shall be provided to 
permit safe vehicular movement. Dead end alleys shall be prohibited. 
Improvement of alleys shall be done by the subdivider as required improvement 
and in conformance with design standards specified in subsection H2 of this 
section. 

   Staff Comments This proposal does not create a new alley. This standard is not applicable. 
☒ ☐ ☐ 16.04.040.J Required Easements: Easements, as set forth in this subsection, shall be required 

for location of utilities and other public services, to provide adequate pedestrian 
circulation and access to public waterways and lands. 
1. A public utility easement at least ten feet (10') in width shall be required 
within the street right of way boundaries of all private streets. A public utility 
easement at least five feet (5') in width shall be required within property 
boundaries adjacent to Warm Springs Road and within any other property 
boundary as determined by the city engineer to be necessary for the provision 
of adequate public utilities. 
2. Where a subdivision contains or borders on a watercourse, drainageway, 
channel or stream, an easement shall be required of sufficient width to contain 
such watercourse and provide access for private maintenance and/or 
reconstruction of such watercourse. 
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3. All subdivisions which border the Big Wood River, Trail Creek and Warm 
Springs Creek shall dedicate a ten foot (10') fish and nature study easement 
along the riverbank. Furthermore, the council shall require, in appropriate areas, 
an easement providing access through the subdivision to the bank as a 
sportsman's access. These easement requirements are minimum standards, and 
in appropriate cases where a subdivision abuts a portion of the river adjacent to 
an existing pedestrian easement, the council may require an extension of that 
easement along the portion of the riverbank which runs through the proposed 
subdivision. 
4. All subdivisions which border on the Big Wood River, Trail Creek and Warm 
Springs Creek shall dedicate a twenty five foot (25') scenic easement upon which 
no permanent structure shall be built in order to protect the natural vegetation 
and wildlife along the riverbank and to protect structures from damage or loss 
due to riverbank erosion. 
5. No ditch, pipe or structure for irrigation water or irrigation wastewater shall 
be constructed, rerouted or changed in the course of planning for or 
constructing required improvements within a proposed subdivision unless same 
has first been approved in writing by the ditch company or property owner 
holding the water rights. A written copy of such approval shall be filed as part of 
required improvement construction plans. 
6. Nonvehicular transportation system easements including pedestrian 
walkways, bike paths, equestrian paths, and similar easements shall be 
dedicated by the subdivider to provide an adequate nonvehicular transportation 
system throughout the city. 

   Staff Comments The Preliminary Plat contains a utility easement, which coincides with the access 
easement. Standards #1-6 are not applicable.  

☒ ☐ ☐ 16.04.040.K Sanitary Sewage Disposal Improvements: Central sanitary sewer systems shall 
be installed in all subdivisions and connected to the Ketchum sewage treatment 
system as a required improvement by the subdivider. Construction plans and 
specifications for central sanitary sewer extension shall be prepared by the 
subdivider and approved by the city engineer, council and Idaho health 
department prior to final plat approval. In the event that the sanitary sewage 
system of a subdivision cannot connect to the existing public sewage system, 
alternative provisions for sewage disposal in accordance with the requirements 
of the Idaho department of health and the council may be constructed on a 
temporary basis until such time as connection to the public sewage system is 
possible. In considering such alternative provisions, the council may require an 
increase in the minimum lot size and may impose any other reasonable 
requirements which it deems necessary to protect public health, safety and 
welfare. 

   Staff Comments This standard has been met by indicating the proposed service connections to the 
sewer main that is located in the Aspen Drive right-of-way. 

☒ ☐ ☐ 16.04.040.L Water System Improvements: A central domestic water distribution system shall 
be installed in all subdivisions by the subdivider as a required improvement. The 
subdivider shall also be required to locate and install an adequate number of fire 
hydrants within the proposed subdivision according to specifications and 
requirements of the city under the supervision of the Ketchum fire department 
and other regulatory agencies having jurisdiction. Furthermore, the central 
water system shall have sufficient flow for domestic use and adequate fire flow. 
All such water systems installed shall be looped extensions, and no dead end 
systems shall be permitted. All water systems shall be connected to the 
municipal water system and shall meet the standards of the following agencies: 
Idaho department of public health, Idaho survey and rating bureau, district 
sanitarian, Idaho state public utilities commission, Idaho department of 
reclamation, and all requirements of the city. 
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   Staff Comments This standard has been met by indicating the proposed service connection to the 
municipal water main that is located within the Fir Drive right-of-way. 

☐ ☐ ☒ 16.04.040.M Planting Strip Improvements: Planting strips shall be required improvements. 
When a predominantly residential subdivision is proposed for land adjoining 
incompatible uses or features such as highways, railroads, commercial or light 
industrial districts or off street parking areas, the subdivider shall provide 
planting strips to screen the view of such incompatible features. The subdivider 
shall submit a landscaping plan for such planting strip with the preliminary plat 
application, and the landscaping shall be a required improvement. 

   Staff Comments This standard is not applicable. 
☐ ☐ ☒ 16.04.040.N Cuts, Fills, And Grading Improvements: Proposed subdivisions shall be carefully 

planned to be compatible with natural topography, soil conditions, geology and 
hydrology of the site, as well as to minimize cuts, fills, alterations of topography, 
streams, drainage channels, and disruption of soils and vegetation. The design 
criteria shall include the following: 
1. A preliminary soil report prepared by a qualified engineer may be required by 
the commission and/or council as part of the preliminary plat application. 
2. Preliminary grading plan prepared by a civil engineer shall be submitted as 
part of all preliminary plat applications. Such plan shall contain the following 
information: 

a. Proposed contours at a maximum of five foot (5') contour intervals. 
b. Cut and fill banks in pad elevations. 
c. Drainage patterns. 
d. Areas where trees and/or natural vegetation will be preserved. 
e. Location of all street and utility improvements including driveways to 
building envelopes. 
f. Any other information which may reasonably be required by the 
administrator, commission or council to adequately review the affect of 
the proposed improvements. 

3. Grading shall be designed to blend with natural landforms and to minimize 
the necessity of padding or terracing of building sites, excavation for 
foundations, and minimize the necessity of cuts and fills for streets and 
driveways. 
4. Areas within a subdivision which are not well suited for development because 
of existing soil conditions, steepness of slope, geology or hydrology shall be 
allocated for open space for the benefit of future property owners within the 
subdivision. 
5. Where existing soils and vegetation are disrupted by subdivision 
development, provision shall be made by the subdivider for revegetation of 
disturbed areas with perennial vegetation sufficient to stabilize the soil upon 
completion of the construction. Until such times as such revegetation has been 
installed and established, the subdivider shall maintain and protect all disturbed 
surfaces from erosion. 
6. Where cuts, fills, or other excavations are necessary, the following 
development standards shall apply: 

a. Fill areas shall be prepared by removing all organic material 
detrimental to proper compaction for soil stability. 
b. Fills shall be compacted to at least ninety five percent (95%) of 
maximum density as determined by AASHO T99 (American Association 
of State Highway Officials) and ASTM D698 (American standard testing 
methods). 
c. Cut slopes shall be no steeper than two horizontal to one vertical 
(2:1). Subsurface drainage shall be provided as necessary for stability. 
d. Fill slopes shall be no steeper than three horizontal to one vertical 
(3:1). Neither cut nor fill slopes shall be located on natural slopes of 
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three to one (3:1) or steeper, or where fill slope toes out within twelve 
feet (12') horizontally of the top and existing or planned cut slope. 
e. Toes of cut and fill slopes shall be set back from property boundaries 
a distance of three feet (3'), plus one-fifth (1/5) of the height of the cut 
or the fill, but may not exceed a horizontal distance of ten feet (10'); 
tops and toes of cut and fill slopes shall be set back from structures at a 
distance of at least six feet (6'), plus one-fifth (1/5) of the height of the 
cut or the fill. Additional setback distances shall be provided as 
necessary to accommodate drainage features and drainage structures. 

   Staff Comments This is a small-scale subdivision to divide an existing lot within an existing 
subdivision into two sublots. These standards are not applicable. The only grading 
that will occur is related to the construction of the proposed duplex. 

☒ ☐ ☐ 16.04.040.O Drainage Improvements: The subdivider shall submit with the preliminary plat 
application such maps, profiles, and other data prepared by an engineer to 
indicate the proper drainage of the surface water to natural drainage courses or 
storm drains, existing or proposed. The location and width of the natural 
drainage courses shall be shown as an easement common to all owners within 
the subdivision and the city on the preliminary and final plat. All natural 
drainage courses shall be left undisturbed or be improved in a manner that will 
increase the operating efficiency of the channel without overloading its capacity. 
An adequate storm and surface drainage system shall be a required 
improvement in all subdivisions and shall be installed by the subdivider. Culverts 
shall be required where all water or drainage courses intersect with streets, 
driveways or improved public easements and shall extend across and under the 
entire improved width including shoulders. 

   Staff Comments This Preliminary Plat application is for the subdivision of an existing lot within an 
existing subdivision that has frontage on existing streets. No new streets are 
proposed and no significant alteration to topography, other than as required for 
the construction of the townhouse units, are proposed with this application. 
Drainage Plans for the proposed development were reviewed and approved 
through Design Review P18-018 and Building Permit B18-021.  

☒ ☐ ☐ 16.04.040.P Utilities: In addition to the terms mentioned in this section, all utilities including, 
but not limited to, electricity, natural gas, telephone and cable services shall be 
installed underground as a required improvement by the subdivider. Adequate 
provision for expansion of such services within the subdivision or to adjacent 
lands including installation of conduit pipe across and underneath streets shall 
be installed by the subdivider prior to construction of street improvements. 

   Staff Comments The applicant is aware of this requirement and will connect to existing utilities 
prior to Final Plat.  

☐ ☐ ☒ 16.04.040.Q Off Site Improvements: Where the offsite impact of a proposed subdivision is 
found by the commission or council to create substantial additional traffic, 
improvements to alleviate that impact may be required of the subdivider prior 
to final plat approval, including, but not limited to, bridges, intersections, roads, 
traffic control devices, water mains and facilities, and sewer mains and facilities. 

   Staff Comments No off-site improvements are required. 
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STAFF RECOMMENDATION 
Staff recommends that the Planning and Zoning Commission recommend approval of the Roberts’ Brothers 
Townhomes Preliminary Plat to the City Council, subject to conditions 1-11 below.  

RECOMMENDED MOTION 
“I MOVE TO RECOMMEND APPROVAL TO THE CITY COUNCIL OF THE ROBERTS’ BROTHERS TOWNHOMES 
PRELIMINARY PLAT, WITH CONDITIONS 1-11.” 
 

 
RECOMMENDED CONDITIONS 

1. The Townhome Declaration and the Access & Utility Easement shall be simultaneously recorded with 
the final plat. The City will not now, nor in the future, determine the validity of the Townhome 
Declaration; 

2. The failure to obtain Final Plat approval by the Council, of an approved preliminary plat, within one (1) 
year after approval by the Council shall cause all approvals of said preliminary plat to be null and void;  

3.   The recorded plat shall show a minimum of two Blaine County Survey Control Monuments with ties to 
the property and an inverse between the two monuments. The Survey Control Monuments shall be 
clearly identified on the face of the map; 

4.   An electronic CAD file shall be submitted to the City of Ketchum prior to final plat signature by the City 
Clerk. The electronic CAD file shall be submitted to the Blaine County Recorder’s office concurrent with 
the recording of the Plat containing the following minimum data: 

a. Line work delineating all parcels and roadways on a CAD layer/level designated as “parcel”; 
b. Line work delineating all roadway centerlines on a CAD layer/level designated as “road”; and, 
c. Line work that reflects the ties and inverses for the Survey Control Monuments shown on the 

face of the Plat shall be shown on a CAD layer/level designated as “control”; and,  

5. All information within the electronic file shall be oriented and scaled to Grid per the Idaho State Plane 
Coordinate System, Central Zone, NAD1983 (1992), U.S. Survey Feet, using the Blaine County Survey 
Control Network.  Electronic CAD files shall be submitted in a “.dwg”, “.dgn” or “.shp” format and shall 
be submitted digitally to the City on a compact disc.  When the endpoints of the lines submitted are 
indicated as coincidental with another line, the CAD line endpoints shall be separated by no greater than 
0.0001 drawing units.    

6. The applicant shall provide a copy of the recorded final plat to the Department of Planning and Building 
for the official file on the application. 

7. All requirements of the Fire, Utility, Building, Planning and Public Works departments of the City of 
Ketchum shall be met. All public improvements shall meet the requirements of the Public Works 
Department.   

8. The final plat shall not be signed by the City Clerk and recorded until the townhouse has received:  
a. A Certificate of Occupancy issued by the City of Ketchum; and,  
b. Completion of all design review elements as approved by the Planning and Zoning 

Administrator.  

9. The Council may accept a security agreement for any design review elements not completed on a case 
by case basis pursuant to Section 17.96.120. 
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10. The applicant shall incorporate the following changes to the Preliminary Plat prior to forwarding the 
application to the City Council for review: 1) The applicant shall specify that the proposed subdivision is 
located in Lot 3, Block 3, of Warm Springs Subdivision Third Addition on the Preliminary Plat; 2) The 
applicant shall add the zoning designation of the subject property, General Residential Low Density on 
the Preliminary Plat; 3) The applicant shall indicate the blue avalanche zone as specified in the 1977 
Wilson Avalanche Study on the Preliminary Plat; and 4) The applicant shall label the garages for both 
townhome units on the Preliminary Plat. 

11. Prior to forwarding the Preliminary Plat to City Council for review, the applicant shall add a plat note 
stating that, “the lot area used to determine building coverage of the townhouse development shall be 
the entirety of Lot 3, Block 3, Warm Springs Village Subdivision Third Addition, which has an area of 
13,612 square feet.” 

 
 
ATTACHMENTS:  
A. Application  
B. Preliminary Plat & Associated Application Submittal Materials  
 
 



ATTACHMENT A. APPLICATION  





ATTACHMENT B. PRELIMINARY PLAT & ASSOCIATED 
APPLICATION SUBMITTAL MATERIALS 
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PROJECT LOCATION

TO KETCHUM

PRELIMINARY PLAT

PROJECT NO. 18008 DWG BY: DWS/CPL

PREPARED FOR:  SCOTT ROBERTS 

DATE: 04/06/2018

ROBERTS' BROTHERS
TOWNHOMES

LOCATED WITHIN:
SECTION 11, TOWNSHIP 4 NORTH, RANGE 17 EAST, B.M.,

CITY OF KETCHUM, BLAINE COUNTY, IDAHO

SHEET: 1 OF 1

18008PRE.DWG

1. BASIS OF BEARINGS IS PER BLAINE COUNTY GIS CONTROL POINTS DERIVED
BY GPS OBSERVATIONS.  REFER TO PLAT & CC&R'S OF WARM SPRINGS
VILLAGE SUBDIVISION FOR CONDITIONS AND/OR RESTRICTIONS REGARDING
THIS PROPERTY.

2. ALL TOWNOUSE OWNERS SHALL HAVE MUTUAL RECIPROCAL EASEMENTS
FOR EXISTING AND FUTURE PUBLIC AND PRIVATE UTILITIES INCLUDING, BUT
NOT LIMITED TO, WATER, CABLE TV, SEWER, NATURAL GAS, TELEPHONE,
AND ELECTRIC LINES OVER, UNDER AND ACROSS THEIR TOWNHOUSE
SUBLOTS AND COMMON AREA FOR THE REPAIR, MAINTENANCE AND
REPLACEMENT THEREOF.

3. THE TOWNHOME DECLARATION FOR ROBERTS' BROTHERS TOWNHOMES
WAS RECORDED AS INST. NO. ____________________ , RECORDS OF BLAINE
COUNTY, IDAHO.

4. CONTOUR INTERVAL: 1' - CONTOURS IN AREAS OF DENSE VEGETATION MAY
DEVIATE FROM TRUE ELEVATION BY ONE HALF THE HEIGHT OF THE
VEGETATION. DATE OF LIDAR FLIGHT FOR CONTOURS: SUMMER 2015.

NOTES:

ROBERTS' BROTHERS TOWNHOMES

LOCATED WITHIN: SECTION 12, TOWNSHIP 4 NORTH, RANGE 17  EAST, B.M.,
CITY OF KETCHUM, BLAINE COUNTY, IDAHO

APRIL 2018

A TOWNHOUSE SUBDIVISION OF LOT 3, BLOCK 3, WARM SPRINGS VILLAGE SUBDIVISION.

A PRELIMINARY PLAT SHOWING:
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CLTA LOT BOOK GUARANTEE
ISSUED BY
STEWART TITLE GUARANTY COMPANY
a corporation, herein called the Company

SUBJECT TO THE EXCLUSIONS FROM COVERAGE, THE LIMITS OF LIABILITY AND OTHER PROVISIONS OF 
THE CONDITIONS AND STIPULATIONS HERETO ANNEXED AND MADE A PART OF THIS GUARANTEE, AND 
SUBJECT TO THE FURTHER EXCLUSION AND LIMITATION THAT NO GUARANTEE IS GIVEN NOR LIABILITY 
ASSUMED WITH RESPECT TO THE IDENTITY OF ANY PARTY NAMED OR REFERRED TO IN SCHEDULE A OR 
WITH RESPECT TO THE VALIDITY, LEGAL EFFECT OR PRIORITY OF ANY MATTER SHOWN THEREIN.

GUARANTEES

the Assured named in Schedule A against actual monetary loss or damage not exceeding the liability amount stated in 
Schedule A which the Assured shall sustain by reason of any incorrectness in the assurances set forth in Schedule A.

Countersigned by:

Blaine County Title, Inc.
360 Sun Valley Road
P.O. Box 3176
Ketchum, ID 83340
Agent ID:  120037

For purposes of this form the “Stewart Title” logo featured above is the represented logo for the underwriter, Stewart Title Guaranty Company. 

© California Land Title Association.  All rights reserved. 
The use of this Form is restricted to CLTA subscribers in good standing as of the date of use.  All other uses are prohibited.  
Reprinted under license or express permission from the California Land Title Association
File No.:  1820640
Lot Book Guarantee (6-6-92)
Page 1 of 3 of Policy Serial No.:  G-0000-719464748



GUARANTEE CONDITIONS AND STIPULATIONS

1. Definition of Terms – The following terms when used in this Guarantee mean:
(a) “the Assured”: the party or parties named as the Assured in this Guarantee, or on a supplemental writing executed by the Company.
(b) “land”:  the land described or referred to in Schedule (A)(C) or in Part 2, and improvements affixed thereto which by law constitute real 

property.  The term “land” does not include any property beyond the lines of the area described or referred to in Schedule (A)(C) or in Part 2, 
nor any right, title, interest, estate or easement in abutting streets, roads, avenues, alleys, lanes, ways or waterways.

(c) “mortgage”: mortgage, deed of trust, trust deed, or other security instrument.
(d) “public records”: records established under state statutes at Date of Guarantee for the purpose of imparting constructive notice of matters 

relating to real property to purchasers for value and without knowledge.
(e) “date”:  the effective date;

2. Exclusions from Coverage of this Guarantee – The Company assumes no liability for loss or damage by reason of the following:
(a) Taxes or assessments which are not shown as existing liens by the records of any taxing authority that levies taxes or assessments on real 

property or by the public records.
(b) (1) Unpatented mining claims; (2) reservations or exceptions in patents or in Acts authorizing the issuance thereof; (3) water rights, claims or 

title to water: whether or not the matters excluded by (1), (2) or (3) are shown by the public records.
(c) Assurances to title to any property beyond the lines of the land expressly described in the description set forth in Schedule (A)(C) or in Part 2 

of this Guarantee, or title to streets, roads, avenues, lanes, ways or waterways on which such land abuts, or the right to maintain therein 
vaults, tunnels, ramps or any other structure or improvement; or any rights or easements therein unless such property, rights or easements are 
expressly and specifically set forth in said description.

(d) (1) Defects, liens, encumbrances, or adverse claims against the title, if assurances are provided as to such title, and as limited by such 
assurances.  (2) Defects, liens, encumbrances, adverse claims or other matters (a) whether or not shown by the public records, and which are 
created, suffered, assumed or agreed to by one or more of the Assureds; (b) which result in no loss to the Assured; or (c) which do not result 
in the invalidity or potential invalidity of any judicial or non-judicial proceeding which is within the scope and purpose of assurances provided.

3. Notice of Claims to be Given by Assured Claimant – An Assured shall notify the Company promptly in writing in case knowledge shall come to 
an Assured hereunder of any claim of title or interest which is adverse to the title to the estate or interest, as stated herein, and which might cause 
loss or damage for which the Company may be liable by virtue of this Guarantee.  If prompt notice shall not be given to the Company, then all 
liability of the Company shall terminate with regard to the matter or matters for which prompt notice is required, provided, however, that failure to 
notify the Company shall in no case prejudice the rights of any Assured under this Guarantee unless the Company shall be prejudiced by the failure 
and then only to the extent of the prejudice.

4. No Duty to Defend or Prosecute – The Company shall have no duty to defend or prosecute any action or proceeding to which the Assured is a 
party, notwithstanding the nature of any allegation in such action or proceeding.

5. Company’s Option to Defend or Prosecute Actions; Duty of Assured Claimant to Cooperate – Even though the Company has no duty to 
defend or prosecute as set forth in Paragraph 4 above:
(a) The Company shall have the right, at its sole option and cost, to institute and prosecute any action or proceeding, interpose a defense, as 

limited in (b), or to do any other act which in its opinion may be necessary or desirable to establish the title to the estate or interest as stated 
herein, or to establish the lien rights of the Assured, or to prevent or reduce loss or damage to the Assured.  The Company may take any 
appropriate action under the terms of this Guarantee, whether or not it shall be liable hereunder, and shall not thereby concede liability or 
waive any provision of this Guarantee.  If the Company shall exercise its rights under this paragraph, it shall do so diligently.

(b) If the Company elects to exercise its options as stated in Paragraph 5(a) the Company shall have the right to select counsel of its choice 
(subject to the right of such Assured to object for reasonable cause) to represent the Assured and shall not be liable for and will not pay the 
fees of any other counsel, nor will the Company pay any fees, costs or expenses incurred by an Assured in the defense of those causes of 
action which allege matters not covered by this Guarantee.

(c) Whenever the Company shall have brought an action or interposed a defense as permitted by the provisions of this Guarantee, the Company 
may pursue any litigation to final determination by a court of competent jurisdiction and expressly reserves the right, in its sole discretion, to 
appeal from an adverse judgment or order.

(d) In all cases where this Guarantee permits the Company to prosecute or provide for the defense of any action or proceeding, an Assured shall 
secure to the Company the right to so prosecute or provide for the defense of any action or proceeding, and all appeals therein, and permit the 
Company to use, at its option, the name of such Assured for this purpose.  Whenever requested by the Company, an Assured, at the 
Company’s expense, shall give the Company all reasonable aid in any action or proceeding, securing evidence, obtaining witnesses, 
prosecuting or defending the action or lawful act which in the opinion of the Company may be necessary or desirable to establish the title to 
the estate or interest as stated herein, or to establish the lien rights of the Assured.  If the Company is prejudiced by the failure of the Assured 
to furnish the required cooperation, the Company’s obligations to the Assured under the Guarantee shall terminate.

6. Proof of Loss or Damage – In addition to and after the notices required under Section 3 of these Conditions and Stipulations have been provided 
to the Company, a proof of loss or damage signed and sworn to by the Assured shall be furnished to the Company within ninety (90) days after the 
Assured shall ascertain the facts giving rise to the loss or damage.  The proof of loss or damage shall describe the matters covered by this 
Guarantee which constitute the basis of loss or damage and shall state, to the extent possible, the basis of calculating the amount of the loss or 
damage.  If the Company is prejudiced by the failure of the Assured to provide the required proof of loss or damage, the Company’s obligation to 
such Assured under the Guarantee shall terminate.  In addition, the Assured may reasonably be required to submit to examination under oath by 
any authorized representative of the Company and shall produce for examination, inspection and copying, at such reasonable times and places as 
may be designated by any authorized representative of the Company, all records, books, ledgers, checks, correspondence and memoranda, 
whether bearing a date before or after Date of Guarantee, which reasonably pertain to the loss or damage.  Further, if requested by any authorized 
representative of the Company, the Assured shall grant its permission, in writing, for any authorized representative of the Company to examine, 
inspect and copy all records, books, ledgers, checks, correspondence and memoranda in the custody or control of a third party, which reasonably 
pertain to the loss or damage.  All information designated as confidential by the Assured provided to the Company pursuant to this Section shall not 
be disclosed to others unless, in the reasonable judgment of the Company, it is necessary in the administration of the claim. Failure of the Assured 
to submit for examination under oath, produce other reasonably requested information or grant permission to secure reasonably necessary 
information from third parties as required in the above paragraph, unless prohibited by law or governmental regulation, shall terminate any liability 
of the Company under this Guarantee to the Assured for that claim.

7. Options to Pay or Otherwise Settle Claims; Termination of Liability – In case of a claim under this Guarantee, the Company shall have the 
following additional options:
(a) To Pay or Tender Payment of the Amount of Liability or to Purchase the Indebtedness.
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The Company shall have the option to pay or settle or compromise for or in the name of the Assured any claim which could result in loss to the 
Assured within the coverage of this Guarantee, or to pay the full amount of this Guarantee or, if this Guarantee is issued for the benefit of a holder
of a mortgage or a lienholder, the Company shall have the option to purchase the indebtedness secured by said mortgage or said lien for the 
amount owing thereon, together with any costs, reasonable attorneys’ fees and expenses incurred by the Assured claimant which were authorized 
by the Company up to the time of purchase.

Such Purchase, payment or tender of payment of the full amount of the Guarantee shall terminate all liability of the Company hereunder.  In 
the event after notice of claim has been given to the Company by the Assured the Company offers to purchase said indebtedness, the owner of the 
indebtedness shall transfer and assign said indebtedness, together with any collateral security, to the Company upon payment of the purchase 
price.

Upon the exercise by the Company of the option provided for in Paragraph (a) the Company’s obligation to the Assured under this Guarantee 
for the claimed loss or damage, other than to make the payment required in that paragraph, shall terminate, including any obligation to continue the 
defense or prosecution of any litigation for which the Company has exercised its option under Paragraph 5, and the Guarantee shall be 
surrendered to the Company for cancellation.
(b) To Pay or Otherwise Settle With Parties Other Than the Assured or With the Assured Claimant.

To Pay or otherwise settle with other parties for or in the name of an Assured claimant any claim assured against under this Guarantee, 
together with any costs, attorneys’ fees and expenses incurred by the Assured claimant which were authorized by the Company up to the time of 
payment and which the Company is obligated to pay.

Upon the exercise by the Company of the option provided for in Paragraph (b) the Company’s obligation to the Assured under this Guarantee 
for the claimed loss or damage, other than to make the payment required in that paragraph, shall terminate, including any obligation to continue the 
defense or prosecution of any litigation for which the Company has exercised its options under Paragraph 5.

8. Determination and Extent of Liability – This Guarantee is a contract of Indemnity against actual monetary loss or damage sustained or incurred 
by the Assured claimant who has suffered loss or damage by reason of reliance upon the assurances set forth in this Guarantee and only to the 
extent herein described, and subject to the exclusions stated in Paragraph 2.
The liability of the Company under this Guarantee to the Assured shall not exceed the least of:
(a) the amount of liability stated in Schedule A;
(b) the amount of the unpaid principal indebtedness secured by the mortgage of an Assured mortgagee, as limited or provided under Section 7 of 

these Conditions and Stipulations or as reduced under Section 10 of these Conditions and Stipulations, at the time the loss or damage 
assured against by this Guarantee occurs, together with interest thereon; or 

(c) the difference between the value of the estate or interest covered hereby as sated herein and the value of the estate or interest subject to any 
defect, lien or encumbrance assured against by this Guarantee.

9. Limitation of Liability –
(a) If the Company establishes the title or removes the alleged defect, lien or encumbrance, or cures any other matter assured against by this 

Guarantee in a reasonably diligent manner by any method, including litigation and the completion of any appeals therefrom, it shall have fully 
performed its obligations with respect to that matter and shall not be liable for any loss or damage caused thereby.

(b) In the event of any litigation by the Company or with the Company’s consent, the Company shall have no liability for loss or damage until there 
has been a final determination by a court of competent jurisdiction, and disposition of all appeals therefrom, adverse to the title, as stated 
herein.

(c) The Company shall not be liable for loss or damage to any Assured for liability voluntarily assumed by the Assured in settling any claim or suit 
without the prior written consent of the Company.

10. Reduction of Liability or Termination of Liability – All payments under this Guarantee, except payments made for costs, attorneys’ fees and 
expenses pursuant to Paragraph 5 shall reduce the amount of liability pro tanto.

11. Payment of Loss 
(a) No payment shall be made without producing this Guarantee for endorsement of the payment unless the Guarantee has been lost or 

destroyed, in which case proof of loss or destruction shall be furnished to the satisfaction of the Company.
(b) When liability and the extent of loss or damage has been definitely fixed in accordance with these Conditions and Stipulations, the loss or 

damage shall be payable within thirty (30) days thereafter.
12. Subrogation Upon Payment or Settlement – Whenever the Company shall have settled and paid a claim under this Guarantee, all right of 

subrogation shall vest in the Company unaffected by any act of the Assured claimant.
The Company shall be subrogated to and be entitled to all rights and remedies which the Assured would have had against any person or 

property in respect to the claim had this Guarantee not been issued.  If requested by the Company, the Assured shall transfer to the Company all 
rights and remedies against any person or property necessary in order to perfect this right of subrogation.  The Assured shall permit the Company 
to sue, compromise or settle in the name of the Assured and to use the name of the assured in any transaction or litigation involving these rights or 
remedies.

If a payment on account of a claim does not fully cover the loss of the Assured the Company shall be subrogated to all rights and remedies of 
the Assured after the Assured shall have recovered its principal, interest and costs of collection.

13. Arbitration – Unless prohibited by applicable law, either the Company or the Assured may demand arbitration pursuant to the Title Insurance 
Arbitration Rules of the American Arbitration Association.  Arbitrable matters may include, but are not limited to, any controversy or claim between 
the Company and the Assured arising out of or relating to this Guarantee, any service of the Company in connection with its issuance or the breach 
of a Guarantee provision or other obligation.  All arbitrable matters when the Amount of Liability is $1,000,000 or less shall be arbitrated at the 
option of either the Company or the Assured.  All arbitrable matters when the amount of liability is in excess of $1,000,000 shall be arbitrated only 
when agreed to by both the Company and the Assured.  The Rules in effect at Date of Guarantee shall be binding upon the parties.  The award 
may include attorneys’ fees only if the laws of the state in which the land is located permits a court to award attorneys’ fees to a prevailing party.
Judgment upon the award rendered by the Arbitrator(s) may be entered in any court having jurisdiction thereof.  The law of the situs of the land 
shall apply to an arbitration under the Title Insurance Arbitration Rules.  A copy of the Rules may be obtained from the Company upon request.

14. Liability Limited to This Guarantee; Guarantee Entire Contract –
(a) This Guarantee together with all endorsements, if any, attached hereto by the Company is the entire Guarantee and contract between the 

Assured and the Company.  In interpreting any provision of this Guarantee, this Guarantee shall be construed as a whole.
(b) Any claim of loss or damage, whether or not based on negligence, or any action asserting such claim, shall be restricted to this Guarantee.
(c) No amendment of or endorsement to this Guarantee can be made except by a writing endorsed hereon or attached hereto signed by either 

the President, a Vice President, the Secretary, an Assistant Secretary, or validating officer or authorized signatory of the Company.
15. Notices, Where Sent – All notices required to be given the Company and any statement in writing required to be furnished the Company shall 

include the number of this Guarantee and shall be addressed to the Company at P.O. Box 2029, Houston, Texas 77252-2029.
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LOT BOOK GUARANTEE
SCHEDULE A

File No.: 1820640 Guarantee No.: G-0000-719464748

Date of Guarantee:  February 07, 2018 at 5:00 P.M.

Liability: $1,000.00 Premium: $120.00

A.          Assured:

Don Sewell, Benchmark Associates P.A.

B.          Assurances, given without examination of the documents listed or referred to and only to
the specifically named documents and no others:

1. Description of the land in Blaine County, Idaho:

Lot 3 in Block 3 of WARM SPRINGS VILLAGE SUBDIVISION THIRD ADDITION, according to 
the official plat thereof, recorded as Instrument No. 114679, records of Blaine County, Idaho.

2. The last recorded instrument in the public records purporting to transfer title to said land 
was:

Quitclaim Deed, recorded as Document No. 521193, conveying said real property to:

Roberts Duplex #2, L.L.C.

3.

4.

That there are no mortgages or deeds of trust describing the land that have not been released or 
reconveyed by an instrument recorded in the public records, other than those shown below under 
Exceptions.

That there are no contracts for sales, contracts for deed, including memorandums giving notice of
such contracts, attachments, tax deed recorded within the last 9 years, which purport to affect the 
land other than shown below under Exceptions.

C.        Exceptions:

1.

2.

3.

4.

Taxes or assessments which are not shown as existing liens by the records of any taxing authority 
that levies taxes or assessments on real property or by the Public Records. Proceedings by a 
public agency which may result in taxes or assessments, or notices of such proceedings, whether 
or not shown by the records of such agency or by Public Records.

Any facts, rights, interests, or claims which are not shown by the Public Records, but which could
be ascertained by an inspection of the Land or by making inquiry of persons in possession 
thereof.

Easements, liens, or encumbrances, or claims thereof, which are not shown by the Public 
Records.

Any encroachment, encumbrance, violation, variation, or adverse circumstance affecting the Title 
that would be disclosed by an accurate and complete land survey of the Land and not shown by 
the Public Records.
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5.

6.

7.

8.

9.

10.

11.

12.

13.

14.

(a) Unpatented mining claims; (b) reservations or exceptions in patents or in Acts authorizing the
issuance thereof; (c) water rights, claims, or title to water, whether or not the matters excepted 
under (a), (b), or (c) are shown by the Public Records.

Any lien or right to a lien for services, labor, or material heretofore or hereafter furnished, imposed 
by law and not shown by the Public Records.

Minerals of whatsoever kind, subsurface and surface substances, including but not limited to coal, 
lignite, oil, gas, uranium, clay, rock, sand and gravel in, on, under and that may be produced from 
the Land, together with all rights, privileges, and immunities relating thereto, whether or not 
appearing in the Public Records.  Stewart makes no representation as to the present ownership of 
any such interests.  There may be leases, grants, exceptions or reservations of interest that are 
not listed.

General taxes for the year 2017, a lien in the amount of $3,495.58, of which the first half due 
December 20, 2017 are PAID and the second half are due on or before June 20, 2018. (Parcel 
No. RPK06000030030)

General taxes for the year 2018 and subsequent years, which are a lien not yet payable.

Water and sewer charges of the City of Ketchum.

Ketchum rubbish charges billed by Clear Creek Disposal.

Notes, Easements and Restrictions as shown on the official plat of Warm Springs Village 
Subdivision, Third Addition, recorded October 24, 1960, as Instrument No. 114679, records of 
Blaine County, Idaho.

Limitations, Restrictions and Covenants including the terms and provisions thereof,  as contained 
in that certain Warranty Deed executed by Mark B. Lloyd and Helen R. Lloyd, Husband and Wife 
recorded February 9, 1971 as Instrument No. 138211, records of Blaine County, Idaho.

Affidavit as to Identification of Plats and Descriptions of Real Property within the avalanche zone, 
including the terms and provisions thereof, recorded October 10, 1979 as Instrument No. 197578, 
records of Blaine County, Idaho.
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STG Privacy Notice
Stewart Title Companies

WHAT DO THE STEWART TITLE COMPANIES DO WITH YOUR PERSONAL INFORMATION?

Federal and applicable state law and regulations give consumers the right to limit some but not all sharing. Federal and applicable 
state law regulations also require us to tell you how we collect, share, and protect your personal information. Please read this notice 
carefully to understand how we use your personal information. This privacy notice is distributed on behalf of the Stewart Title Guaranty 
Company and its title affiliates (the Stewart Title Companies), pursuant to Title V of the Gramm-Leach-Bliley Act (GLBA).

The types of personal information we collect and share depend on the product or service that you have sought through us. This 
information can include social security numbers and driver's license number.

All financial companies, such as the Stewart Title Companies, need to share customers' personal information to run their everyday 
business—to process transactions and maintain customer accounts. In the section below, we list the reasons that we can share 
customers' personal information; the reasons that we choose to share; and whether you can limit this sharing.

.

Reasons we can share your personal information. Do we share Can you limit this sharing?
For our everyday business purposes— to process your 
transactions and maintain your account. This may include running the 
business and managing customer accounts, such as processing 
transactions, mailing, and auditing services, and responding to court 
orders and legal investigations.

Yes No

For our marketing purposes— to offer our products and services to 
you.

Yes No

For joint marketing with other financial companies No We don't share

For our affiliates' everyday business purposes— information 
about your transactions and experiences. Affiliates are companies 
related by common ownership or control. They can be financial and 
non-financial companies. Our affiliates may include companies with a 
Stewart name; financial companies, such as Stewart Title  Company

Yes No

For our affiliates' everyday business purposes— information 
about your creditworthiness. No We don't share

For our affiliates to market to you — For your convenience, 
Stewart has developed a means for you to opt out from its affiliates 
marketing even though such mechanism is not legally required.

Yes Yes, send your first and last name, the email 
address used in your transaction, your 
Stewart file number and the Stewart office 
location that is handling your transaction by 
email to optout@stewart.com or fax to
1-800-335-9591.

For non-affiliates to market to you. Non-affiliates are companies 
not related by common ownership or control. They can be financial 
and non-financial companies.

No We don't share

We may disclose your personal information to our affiliates or to non-affiliates as permitted by law. If you request a transaction with a 
non-affiliate, such as a third party insurance company, we will disclose your personal information to that non-affiliate.  [We do not control 
their subsequent use of information, and suggest you refer to their privacy notices.]

SHARING PRACTICES
How often do the Stewart Title Companies notify me 
about their practices?

We must notify you about our sharing practices when you request a 
transaction.

How do the Stewart Title Companies protect my 
personal information?

To protect your personal information from unauthorized access and use, we 
use security measures that comply with federal  law. These measures 
include computer, file, and building safeguards.

How do the Stewart Title Companies collect my 
personal information?

We collect your personal information, for example, when you
ß
ß

request insurance-related services
provide such information to us

We also collect your personal information from others, such as the real 
estate agent or lender involved in your transaction, credit reporting agencies, 
affiliates or other companies.

What sharing can I limit? Although federal and state law give you the right to limit sharing (e.g., opt out) 
in certain instances, we do not share your personal information in those 
instances.

Contact us:   If you have any questions about this privacy notice, please contact us at: Stewart Title Guaranty Company, 
1980 Post Oak Blvd., Privacy Officer, Houston, Texas 77056
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1. 4:45 PM – SITE VISIT: Stevens Subdivision, 314 River Run Drive (Lot 19, 
Sun Valley Subdivision, 1st  
Addition) 

2. 5:00 PM– SITE VISIT:  Kenworthy Residence, 791 E. 5th St. (Ketchum FR 
NWNW TL 3155 Sec 18 4N 18E) 

3. 5:30 PM - CALL TO ORDER: City Hall, 480 East Avenue North, Ketchum, 
Idaho 

4. Call to Order 
 

Attendee Name Title Status Arrived 
Jeff Lamoureux Chair Present  
Neil Morrow Commissioner Present  
Matthew Mead Commissioner Absent  
Kurt Eggers Commissioner Present  

5. PUBLIC COMMENT - Communications from the public for items not on the 
agenda. 
No Public Comment 

6. PUBLIC HEARINGS AND COMMUNICATIONS FROM STAFF 

a. Re-Zone Request in the GR-L/Tourist Zones: The Commission will consider and 
take action on a request by the applicant to rezone lot 1a, block 67 from GR-
L/Tourist to Tourist. 

This application for Re-Zone has been withdrawn. 

b. This item has been withdrawn from the agenda. 

c. Stevens Subdivision: 314 River Run Drive (Lot 19, Sun Valley Subdivision, 1st Addition) 
The Commission will consider a Preliminary Plat subdivision application to subdivide 314 
River Run Drive into two lots. 

Senior Planner, Brittany Skelton gave the Staff Report for the Stevens Subdivision. Staff 
recommends the plat be advanced to City Council for approval. 

Bruce Smith of Alpine Enterprises, representing the applicant, agreed with the Staff Report. 
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Commissioner Kurt Eggers questioned if further subdivision was allowed on the plat. Bruce 
Smith indicated there are at least 12 similarly subdivided lots in the area. 

Comments were made by Jim Jorgensen, neighbor of the Stevens, regarding the placement 
of the proposed driveway, the location of the gas line, and sprinkler system.  Kimberly 
Rogers, former fire inspector with State of Idaho, questioned the fire access and the 
location of the gas lines. Pat Jorgensen, neighbor, expressed concern about the fire access. 

Chair Jeff Lamoureux closed public comment. 

Bruce Smith addressed the concerns expressed by the Public. He indicated the easement 
allows for sufficient space for a fire truck, as the Fire Chief approved. The only thing in the 
right-of-way is an Arctic Willow, which will be addressed as instructed by the Streets 
Department. 

Chair Jeff Lamoureux re-opened Public Comment. 

Kimberly Rogers asked about the out-riggers on the fire truck. Jim Jorgensen is planning to 
install a fence and asked for a lot marker. Bruce Smith said it could be done. 

Public Comment closed. 

Commissioner Kurt Eggers was not in favor of the subdivision due to the backlot not having 
sufficient street access. Chair Jeff Lamoureux feels there are similar lots and such 
subdivision should be encouraged to promote density. Vice-Chair Neil Morrow supported the 
project and suggested relocating the gas lines.  

Motion To: Advance the Stevens Subdivision project at 314 River Run Drive to City Council 
for final plat with Conditions 1-11.  

RESULT: ADOPTED  
MOVER: Jeff Lamoureux, Chair 
SECONDER: Neil Morrow 
AYES: Jeff Lamoureux, Neil Morrow 
NAYS: Kurt Eggers 
ABSENT: Matthew Mead 

d. Kenworthy Residence Lift: 791 E. 5th Street (Ketchum FR NWNW TL 3155) The 
Commission will hear public comment, consider and provide feedback on a Pre-Application 
Mountain Overlay Design Review of a new lift (tram/outdoor elevator) system comprised of 
two loading platforms, a track, and an enclosed cab designed to enhance access to an 
existing single-family residence. 

Associate Planner Abby Rivin gave the Pre-Design Review for the project. Staff recommends 
advancement to Design Review concurrently with the granting of a Variance. 

Jolyon Sawrey, Architect for the project, gave an overview of the project and addressed the 
concerns expressed in the written public comment and site visit. Dan Ward, Conrad Bros, 
spoke to the construction phase of the project.  

Chair Jeff Lamoureux opened Public Comment. 

Linda Haavik, representing Dr. and Mrs. Benjamin Bierbaum, questioned the safety of the 
neighbor’s property downhill of the project during construction, the plat of the property, 
vehicular access, and power lines. She questioned the feasibility of a Jersey barrier. 
Terrance Davitt, Val d’Sol resident, asked for story poles at the bottom and the top of the 
tram to indicate the cart height. He felt the project would have great visual impact from Sun 
Valley Road at Val d’Sol, and gave information on the history of the existing road.    

Chairperson Jeff Lamoureux closed public comment. 
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The Commission was concerned with the final design of the car. Options for placement of 
the car, the driveway, and vehicle access were discussed by the Commission and the 
applicant's representatives. The need for safety and improved access were considered. 
Construction techniques and visual impact were discussed. 

Motion To: Advance the Kenworthy Residence Lift to Design Review. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

e. Warfield Distillery and Ale House: 280 N. Main Street (AM Lot 3AA, Blk 3, Ketchum) The 
Commission will consider and take action on an application for Design Review approval of a 
6,375 sq. ft. addition to the existing Warfield Distillery & Ale House. The addition will include 
an expansion of the distillery operations, a new tasting room, sales space, and two 
residential units on the upper level. 

Associate Planner Abby Rivin gave the Design Review. Staff recommended approval of the 
project. 

Gretchen Wagner, architect, presented for the applicant, going over the areas of concern 
from the previous meeting, including lighting, parking, bike racks, and mechanical parapet. 
The Commission presented questions to Gretchen Wagner for clarification. Vice-Chair Neil 
Morrow was concerned about the lack of parking.  

Chair Jeff Lamoureux opened Public Comment. 

Jeff Nelson, neighbor, saw no impact to area parking and suggested the Warfield could use 
the spaces in the 360 Sun Valley Road Building at night.  

Public comment closed. 

Chair Jeff Lamoureux questioned the calculation of space regarding production vs. 
retail/restaurant. Vice-Chair Neil Morrow and Commissioner Kurt Eggers were concerned 
about the lack of parking. The Commissioners held an in-depth discussion of the Retail vs 
Production aspects of the project as related to the calculation of the parking requirement 
and Zoning Code. Planning Director John Gaeddert pointed out that calculation of the 
parking requirement is an administrative decision made by the Planning Department. Alex 
Buck, applicant, related how the parking issue evolved from two spaces in the Pre-Design 
Review to the current proposal of no parking spaces. Chair Jeff Lamoureux questioned if the 
parking proposal was approved administratively, could the staff interpretation of the code 
be appealed at the City Council. Neil Morrow suggested securing off-site parking as a 
solution to the parking issue. The Commission compared the project with the Standards of 
Evaluation, finding it meets the Design Standards.  

Motion To: Approve the Design Review for the Warfield Distillery and Ale House with 
Conditions 1-13; amending Condition #8 for rooftop mechanical equipment to be no closer 
than 10 feet from the edge and screened by the parapet; the addition of Condition #14 for 
recalculation of the parking requirement.   
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RESULT: ADOPTED [UNANIMOUS] 
MOVER: Kurt Eggers, Commissioner 
SECONDER: Neil Morrow, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

f. Community Core Retail Square Footage. Continued from March 12th, March 27th, April 
9th, May 14th, and May 29th, 2018.  The Commission will consider City-initiated amendments 
to Title 17, Section 17.12.040, Dimensional Standards – CC District Matrix, Section 
17.12.010, Zoning Map Districts, and Section 17.12.020, District Use Matrix. 

Senior Planner Brittany Skelton presented the latest version of the text amendment for 
retail square footage.  

Chair Jeff Lamoureux called for public comment; no public comments were given. 

Motion To: Direct Staff to notice the Community Core Retail Square Footage text 
amendment for a public hearing on July 9th, 2018. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

g. Residential Use in the Light Industrial Districts: Continued from March 12th, March 
27th, April 9th, May 14th, and May 29th, 2018.   The Commission will consider City-initiated 
amendments to Title 17, Section 17.124.090, Residential, Light Industrial Districts, and 
Section 17.12.020, District Use Matrix. 

Senior Planner Brittany Skelton introduced the text amendment. 

Chair Jeff Lamoureux called for public comment. 

Kingsley Murphy, LI property owner, thought the area is not perfect, but works well as it is. 
He would not like to see it evolve too far from what it is now. He thought allowing housing 
in the LI-3 will not change the use of the rest of the LI. He thought the Building Value vs 
Land Value Ratio was not a reasonable standard to apply to the LI, as it is a lower cost area. 
The land is supposed to be less valuable than the Community Core. That is the purpose of 
the LI. The combination of low-cost land and small living units under 1,000 square feet keep 
the cost down. If buildings are more valuable than the land, low cost housing will go away. 
If you lose the low-cost work areas, you will no longer need the low-cost housing. Some of 
the Industrial has moved south but others have moved in. The last few years have been 
tough for Construction. With the economy coming back, the availability of smaller units will 
help businesses start off with lower expenses. He doesn’t want to see Ketchum lose that. He 
disagrees with the Staff observation of empty lots. That is a key feature of the LI. Many 
businesses use those lots for storage of materials and equipment. An unbuilt lot is still a 
fully-used lot. He thinks it works great as it is and urged the Commission not change it too 
much.  

Neil Morrow agreed with the comments. Planning Director John Gaeddert asked Kingsley for 
his opinion as to what constitutes the heart of the LI, what not to change and what could be 
improved.  

Kingsley Murphy thought the majority of the LI is the LI-2 Zone and shouldn’t be changed.   
Introducing residents into the area will cause friction between the two uses. He related how 



Regular Meeting Minutes June 11, 2018 

Planning and Zoning Page 5 Printed 6/14/2018 

residents and the LI can be in conflict. Even CCR’s stating the Industrial has full rights over 
the residential does not prevent conflict and complaints to the City.   

Director John Gaeddert asked about recommendations for first floor ceiling height. 

Kingsley Murphy thought 16-18 feet is best for first floor ceiling height. The occupant can 
install a loft/living space or mezzanine area for storage. He suggested an area of 1000 sq. 
ft. living space to keep costs down. He reiterated how the LI needs open space for laydown 
space.  

Motion To: Continue Residential Use in the Light Industrial Districts text amendment to the 
June 25th special meeting. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

7. CONSENT CALENDAR 

a. Minutes: May 29, 2018 

Motion To: Continue to June 25th meeting. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

b. Findings of Fact and Conclusions of Law: Stevens Subdivision, 314 River Run Drive 
(Lot 19, Sun Valley Subdivision, 1st Addition) 

Motion To: Approve Findings of Fact and Conclusions of Law for the Stevens Subdivision. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

 

8. FUTURE PROJECTS AND NOTICING REQUIREMENTS 
Senior Planner Brittany Skelton related the future projects: 

• Applicant-initiated Text amendment to the LI-2 

• Ketch Community Housing for Design Review 

• Continuation of the LI-Residential discussion 

• Roberts Subdivision for a 2-unit townhouse 
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For the July 9th Meeting: 

• Variance and Design Review for the Kenworthy Lift Project 

• Community Core Retail Square Footage text amendment  

9. STAFF REPORTS & CITY COUNCIL MEETING UPDATE 
Director John Gaeddert informed the Council there are 9 Planning and Zoning items on the 
City Council agenda, including a Resolution appointing Tim Carter as the new commissioner 
replacing Erin Smith. 

10. Commission reports and ex parte discussion disclosure 
Appeal Status: The Appeal Hearing will be held on July 16th at 4:00 PM before the City 
Council. The hearing will take place before the regularly scheduled City Council meeting. 

Staff is working to improve the procedure for Streets and Planning interaction.  

11. ADJOURNMENT 
Motion To: Adjourn at 9:30 PM. 

RESULT: ADOPTED [UNANIMOUS] 
MOVER: Neil Morrow, Commissioner 
SECONDER: Kurt Eggers, Commissioner 
AYES: Jeff Lamoureux, Neil Morrow, Kurt Eggers 
ABSENT: Matthew Mead 

 

 

 

_____________________________________ 

Jeff Lamoureux 

Chairman 



  

 

 

 
 

 
 
June 25, 2018 
 
Planning and Zoning Commission 
City of Ketchum 
Ketchum, Idaho 
 
 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

SPECIAL MEETING OF JUNE 25, 2018 
 
 

PROJECT:  WDC Ketch Housing Development Design Review  
 
FILE NUMBER:  #18-076 
 
OWNERS: Ketchum PDX LLC 
 
REPRESENTATIVE: Gene Bolante, Studio 3 Architecture 
 
REQUEST: Design Review of a two-story residential building containing 18 apartment units.  
 
LOCATION:  560 N. 1st Avenue (Lot 6, Block 35, Ketchum Townsite) 
 
NOTICE: Notice was mailed to property owners within a 300 ft radius of the subject property 

and published in the Idaho Mountain Express on June 6, 2018. 
 
ZONING:  Community Core (CC) & Sub-District C, Urban Residential  
 
REVIEWER:  Brittany Skelton, Senior Planner 
 
ATTACHMENTS:  A. Application  

B. Plans 
C. Fire Department comments 
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BACKGROUND: 
 
WDC Properties of Portland, OR, represented by Gene Bolante, AIA, Studio 3 Architecture, of Salem, OR, has 
submitted a Pre-Application Design Review application for a new two-story, 18 unit multi-family development 
to be located at 560 N. 1st Ave. in the Community Core, subdistrict C – Urban Residential. At the time of Pre-
Application Design Review the proposal was to include 20 apartments; the project has been scaled back to 
include 18 apartments. The first floor will contain 12 alcove-studio units, the second floor will contain two 1-
bedroom units and four 2-bedroom units. Alcoves range from 225 to 300 square feet, 1 bedrooms are 
proposed to be 290 square feet and 2 bedrooms are proposed to be 585 square feet. The applicant intends to 
designate up to four units for affordable housing. The applicant’s development timeline includes breaking 
ground this year. 
 
The Planning and Zoning Commission conducted a site visit and reviewed the Pre-Application Design Review for 
the WDC Ketch Housing Development Project at the regular meeting of May 14th, 2018. The Commission 
unanimously approved a motion to advance the subject project to Design Review.  
 
OUTSTANDING ACTION ITEMS FROM PRE-APPLICATION DESIGN REVIEW: 
 
The following action items were identified during Pre-Application Design Review to be addressed with Design 
Review: 

o Snow storage 
o Drainage 
o Right-of-way improvements 

 Alley improvements 
 Sidewalk 
 Street trees 
 Public amenities 

o Utilities 
o Setbacks and compliance with the zoning code 
o Exceedance Agreement addressing square footage developed above a 1.0 Floor Area Ratio 

 
All action items, with the exception of street trees and the Exceedance Agreement, have been addressed. The 
Exceedance Agreement is scheduled to be reviewed by City Council at their July 2nd, 2018 meeting. Staff is still 
working with the Streets Department and the City Arborist regarding the installation of a street tree; the street 
tree requirement shall be addressed prior to issuance of a Building Permit. 
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ANALYSIS: 
 

Table 1: Requirements for All Applications 
 

General Requirements for all Design Review Applications 

Compliant Standards and Staff Comments 

Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.96.080 Complete Application 

☒ ☐ ☐  Fire Department: 
1. See Attachment C. 

☐ ☒ ☐  Streets: 
1. Right-of-way improvements will be required in the alley and on 1st Avenue. 
2. The site must maintain its own drainage. 

☐ ☒ ☐  Utilities: 
1. There is an old Ketchum Springs water main in the alley, however, the water 

main is not available for the subject property or the adjacent vacant property. 
a. If the applicant proposes to change the elevation of the alley the KSW 

main will have to be lowered to a 6 ft depth. 
2. The applicant should address how the project will be metered for water; the 

configuration of water metering will affect impact fees. 
3. Applicant should address whether the project will have fire sprinklers. 
4. Sewer impact fees will be calculated according to the city’s fee schedule and 

based on the number of bedrooms. 

☒ ☐ ☐  Building:   
o  No comment at this time. 

☐ ☐ ☐  Arborist:   
o No comment at this time. 

☐ ☒ ☐  Planning and Zoning: 
o See comments throughout staff report.  

 

Table 2: Zoning Standard Analysis 
Compliance with Zoning Standards 

Compliant Standards and Staff Comments 
Yes No N/A Guideline City Standards and Staff Comments 

☒ ☐ ☐ 17.12.040 Minimum Lot Area 
Staff Comments Required: 5,500 square feet minimum 

Existing: 5,506 square feet  
☒ 
 

☐ 
 

☐ 
 

17.124.040 Floor Area Ratios and Community Housing 
Staff Comments Permitted in Community Core Urban Residential Sub-district (CC-C) 

Permitted Gross FAR: 1.0 
Permitted FAR with Community Housing requirements satisfied: 2.25 
 
Proposed: 
Gross floor area: 7,750 square feet 
 
Proposed FAR: 
FAR: 7,580 gross square feet / 5,506 square foot lot = 1.376 
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2,074 square feet over the 5,506 permitted by right. 
 
The applicant is aware than an exceedance agreement for the FAR overage will be 
required. The applicant would be required to develop 353 square feet of Community 
Housing on site or to pay a fee in-lieu of construction of $84,014 (353 square feet * 
$238/square foot in lieu fee) or to propose another alternative that the Council 
approves. Currently, the applicant is developing a proposal to include Community 
Housing on site. 

☒ ☐ ☐ 17.12.030  Minimum Building Setbacks 
Staff Comments Required: 

Front (1st Ave – south facade): 5’ average  
Side (adjacent to existing development - east facade): 0’  
Side (adjacent to vacant lot – west facade): 0’ 
Rear (alley – north facade): 3’ 
 
Proposed: 
Front (1st Ave – south facade): 11’-3”  
Side (adjacent to existing development - east facade): 5’-4” 
Side (adjacent to vacant lot – west facade): 3’ 
Rear (alley – north facade): 3’-6” 

☒ ☐ ☐ 17.12.030 Building Height 
Staff Comments Maximum Permitted: 42’  

Proposed: 27’-8” 
☒ ☐ ☐ 17.125.030.H Curb Cut 

Staff Comments Required:  
A total of 35% of the linear footage of any street frontage can be devoted to access to 
off street parking.  
Proposed:  No curb cut is proposed. The applicant is not proposing on-site parking 
with this project. 

☒ ☐ ☐ 17.125.40.B Parking Spaces 
Staff Comments Residential multiple-family dwelling within the Community Core (CC) District and the 

Tourist (T), Tourist 3000 (T-3000), and Tourist 4000 (T-4000):   
 
Units 750 square feet or less  - 0 spaces        
              
Proposed: 
The applicant is proposing 20 residential dwelling units. The project is located in the 
Community Core. All proposed units are under 750 square feet. No parkin spaces are 
required.  

☒ ☐ ☐ 17.12.020 Zoning Matrix  
 

   Staff Comments Multiple family dwellings are permitted in the Community Core, Subdistrict C, and dwellings 
may occupy the ground floor in this subdistrict. 
 
17.08.020 – Definitions 
Dwelling, Multiple Family: A building, under single or multiple ownership, containing 
two (2) or more dwelling units used for residential occupancy. 
 
The applicant is proposing an 18-unit multi-family development. 

 
 

Table 3: Design Review Standards for all projects  
Design Review Requirements 

IMPROVEMENTS AND STANDARDS: 17.96.060 
Yes No N/A City Code City Standards and Staff Comments 
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☒ ☐ ☐ 17.96.060(A)(1) 
Streets 

The applicant shall be responsible for all costs associated with providing a 
connection from an existing city street to their development. 

Staff Comments The subject property has frontage along N. 1st Avenue. This standard has been met. 
☒ ☐ ☐ 17.96.060(A)(2) 

Streets 
All street designs shall be approved by the City Engineer. 

Staff Comments No changes to the lanes of travel in the street are required.  
☒ ☐ ☐ 17.96.060(B)(1) All projects under 17.96.010(A) that qualify as a “Substantial Improvement” shall 

install sidewalks as required by the Public Works Department.    
Staff Comments The property has street frontage along N. 1st Avenue and there is not currently an 

existing sidewalk in front of the property. The applicant proposes to construct a new 
sidewalk for the entirety of the 55’ linear feet of the property that is adjacent to N. 1st 
Avenue. 

☐ ☒ ☐ 17.96.060 (B)(2)c Sidewalk width shall conform to the City’s right-of-way standards, however the City 
Engineer may reduce or increase the sidewalk width and design standard 
requirements at their discretion. 

Staff Comments The applicant is proposing an 8’ wide sidewalk, which meets the city’s right-of-way 
standards. The street-fronting edge of the sidewalk will align with the existing sidewalk 
on the neighboring property to the south, which is 5’. In order to accommodate 8’ in 
sidewalk width the applicant is proposing to construct 3’ of the width on their private 
property and to record an access easement so that the full 8’ is accessible by the 
public. 
 
The proposed design has been reviewed with the Streets Department and approved. 

☐ ☐ ☒ 17.96.060 (B)(3) Sidewalks may be waived if one of the following criteria is met: 
a. The project comprises an addition of less than 250 square feet of 

conditioned space. 
b. The City Engineer finds that sidewalks are not necessary because of existing 

geographic limitations, pedestrian traffic on the street does not warrant a 
sidewalk, or if a sidewalk would not be beneficial to the general welfare 
and safety of the public.    

Staff Comments N/A. Per Streets Department comments, right-of-way improvements, which include 
sidewalk, will be required for this project. 

☒ ☐ ☐ 17.96.060 (B)(4) The length of sidewalk improvements constructed shall be equal to the length of the 
subject property line(s) adjacent to any public street or private street. 

Staff Comments The property has street frontage along N. 1st Avenue and there is not currently an 
existing sidewalk in front of the property. The applicant proposes to construct a new 
sidewalk for the entirety of the 55’ linear feet of the property that is adjacent to N. 1st 
Avenue. 

☒ ☐ ☐ 17.96.060 (B)(5) New sidewalks shall be planned to provide pedestrian connections to any existing or 
future sidewalks adjacent to the site. In addition, sidewalks shall be constructed to 
provide safe pedestrian access to and around a building.   

Staff Comments The proposed sidewalk connects to the existing sidewalk located in front of the 
adjacent property to the south. An on-site sidewalk wraps around the north and south 
sides of the proposed building. The applicant owns the adjacent property to the north 
and is proposing a 6’ wide sidewalk on the north side of the building with 3’ on the 
subject property and 3’ on the property to the north. Staff recommends constructing 
the full 6’ width at this time in order to provide safe pedestrian access around the 
building. The on-site sidewalk on the south side of the building is 5’4” in width. 

☐ ☐ ☒ 17.96.060 (B)(6) The City may approve and accept voluntary cash contributions in-lieu of the above 
described improvements, which contributions must be segregated by the City and 
not used for any purpose other than the provision of these improvements.  The 
contribution amount shall be one hundred ten percent (110%) of the estimated costs 
of concrete sidewalk and drainage improvements provided by a qualified contractor, 
plus associated engineering costs, as approved by the City Engineer. Any approved 
in-lieu contribution shall be paid before the City issues a certificate of occupancy. 

Staff Comments N/A, Staff does not recommend a voluntary cash contribution in-lieu of improvements 
for this project.  
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☒ ☐ ☐ 17.96.060(C)(1) All storm water shall be retained on site.  
Staff Comments The applicant has submitted civil plans that indicate drainage infrastructure designed 

to retain all storm water on site.  
☐ ☒ ☐ 17.96.060(C)(2) Drainage improvements constructed shall be equal to the length of the subject 

property lines adjacent to any public street or private street. 
Staff Comments The applicant has submitted civil plans that indicate drainage infrastructure designed 

to retain all storm water on site.  
☒ ☐ ☐ 17.96.060(C)(3) The City Engineer may require additional drainage improvements as necessary, 

depending on the unique characteristics of a site.  
Staff Comments The City Engineer has not yet reviewed the drainage plans. Drainage plans will be 

reviewed prior to issuance of Building Permit and revised if necessary. 
☒ ☐ ☐ 17.96.060(C)(4) Drainage facilities shall be constructed per City standards.  

Staff Comments Proposed drainage facilities, a drywell and catch basin, have been designed to city 
standards.    

☒ ☐ ☐ 17.96.060(D)(1) All utilities necessary for the development shall be improved and installed at the 
sole expense of the applicant.  

Staff Comments The applicant is aware of this requirement and proposes to extend all required utilities. 
☒ ☐ ☐ 17.96.060(D)(2) Utilities shall be located underground and utility, power, and communication lines 

within the development site shall be concealed from public view. 
Staff Comments All on-site utilities will be located underground. 

☒ ☐ ☐ 17.96.060(D)(3) When extension of utilities is necessary all developers will be required to pay for and 
install two (2”) inch SDR11 fiber optical conduit. The placement and construction of 
the fiber optical conduit shall be done in accordance with city of Ketchum standards 
and at the discretion of the City Engineer. 

Staff Comments The applicant is aware of this requirement. Staff spoke with the Civil Engineer for the 
applicant and location of a fiber line to serve the project will be identified. 

☒ ☐ ☐ 17.96.060(E)(1) The project's materials, colors and signing shall be complementary with the 
townscape, surrounding neighborhoods and adjoining structures. 

Staff Comments The proposed color scheme has been revised from the Pre-Application Design Review 
proposal. 
 
The siding has been revised to be wood siding. Colors now consist of consist of two 
warm, terracotta/rust hues and a light, natural wood. The cement fiber elements 
remain painted in a dark gray color. The proposed balconies will be steel framed and 
clad in 2 x 6 cedar. Cedar, or hardi-board painted in the same tone, are now proposed 
for corner boards at each corner of the building (see Elevation Drawings, Sheets A 2.11 
and A. 2.12). These warm earth tones remain complementary to the adjacent 3-story 
building to the south, which is primarily light grey in color. Other buildings in the 
vicinity have muted earth tone hues. 

☐ ☐ ☒ 17.96.060(E)(2) Preservation of significant landmarks shall be encouraged and protected, where 
applicable. A significant landmark is one which gives historical and/or cultural 
importance to the neighborhood and/or community. 

Staff Comments N/A. There are no identified landmarks on the property.  
☐ ☐ ☒   17.96.060(E)(3) Additions to existing buildings, built prior to 1940, shall be complementary in design 

and use similar material and finishes of the building being added to. 
Staff Comments N/A. The subject property is currently vacant. 

☒ ☐ ☐ 17.96.060(F)(1) Building(s) shall provide unobstructed pedestrian access to the nearest sidewalk and 
the entryway shall be clearly defined.  

Staff Comments All first-floor units are proposed to have individual doors are accessed from the on-site 
sidewalks and the on-site sidewalks connect directly to the sidewalk adjacent to N. 1st 
Ave. 
 
The second-floor units are accessed from an internal hallway. Access to the hallway is 
provided through an entryway on the N. 1st Avenue street fronting façade; the entry 
leads to a staircase occupants will use to reach the second floor. An on-site sidewalk 
will connect directly from the first-floor entry door to the right-of-way sidewalk. 
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☒ ☐ ☐ 17.96.060(F)(2) The building character shall be clearly defined by use of architectural features. 
Staff Comments The character of the building is clearly defined through the alternating pattern of 

horizontal siding, a repeating array of windows and doors, the use of second floor 
balconies, the substantially wide parapet wall and band differentiating between the 
first and second floors of the same painted fiber cement paneling, the use of the same 
fiber cement paneling to create a vertical element on the front façade and a 
complementary element along the bottom of the front façade, and the use of a 
complementary secondary cornice roofline at the eastern ends of the side facades that 
wraps around the rear facade. 
 
The first and second floor floorplates are differentiated by a horizontal cement fiber 
board element 1’ wide and the second floor balconies that are present on the north, 
south, and west facades. 
 
The character of the building is also defined by the substantial amount of glazing, 
which is used on both doors and windows for each residential unit.  

☒ ☐ ☐ 17.96.060(F)(3) There shall be continuity of materials, colors and signing within the project. 
Staff Comments The proposed materials and colors satisfy this requirement as the use of painted fiber 

cement paneling, painted and natural wood siding, windows with transoms, and doors 
with transoms are used on all four facades of the building. Additionally, the same color 
scheme of dark grey, terracotta/rust, and natural wood is used on all four sides of the 
building. Signing for the development has not yet been proposed but will be required to 
complement the proposed building.  

☐ ☒ ☐ 17.96.060(F)(4) Accessory structures, fences, walls and landscape features within the project shall 
match or complement the principal building. 

Staff Comments Accessory structures, fences, and walls have not been proposed and are not required. 
 
Landscaping features complement the principal building.  

☒ ☐ ☐ 17.96.060(F)(5) Building walls shall provide undulation/relief, thus reducing the appearance of bulk 
and flatness. 

Staff Comments While the main mass of the building is primarily rectangular building undulates in 
alignment with the layout of the proposed units. The appearance of undulation is 
augmented by the change in color of the wood siding.  
 
Additionally, the second-floor balconies and the 4’ parapet wall combined with the 
roof’s overhand reduce the appearance of bulk and flatness. 

☒ ☐ ☐ 17.96.060(F)(6) Building(s) shall orient towards their primary street frontage.  
Staff Comments The building orients toward N. 1st Avenue, which is the only street-fronting façade. 

☒ ☐ ☐ 17.96.060(F)(7) Garbage storage areas and satellite receivers shall be screened from public view and 
located off alleys. 

Staff Comments Sheet A 1.22 indicates the garbage storage area will be enclosed within the building. 
No satellite receivers are proposed. 

☐ ☒ ☐ 17.96.060(F)(8) Building design shall include weather protection which prevents water to drip or 
snow to slide on areas where pedestrians gather and circulate or onto adjacent 
properties. 

Staff Comments There is an awning proposed over the main entry to the building, which provides 
weather protection for residents who will live in the six second story units. 
 
The doors to some, but not all, of the ground floor units are sheltered from weather by 
the balconies of the second floor units. 

☒ ☐ ☐ 17.96.060(G)(1) Pedestrian, equestrian and bicycle access shall be located to connect with existing 
and anticipated easements and pathways. 

Staff Comments There is one proposed bicycle rack to be located at the front of the building (see sheet 
A 1.10, detail 8). No equestrian access is proposed or required. 
 
Proposed pedestrian accesses on the site connect to the proposed public sidewalk. 
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☐ ☐ ☒ 17.96.060(G)(2) Awnings extending over public sidewalks shall extend five (5’) feet or more across 
the public sidewalk but shall not extend within two (2’) feet of parking or travel 
lanes within the right of way. 

Staff Comments No awnings are proposed to extend over the right-of-way.   
☒ ☐ ☐ 17.96.060(G)(3) Traffic shall flow safely within the project and onto adjacent streets. Traffic includes 

vehicle, bicycle, pedestrian and equestrian use. Consideration shall be given to 
adequate sight distances and proper signage. 

Staff Comments The applicant has proposed to include 3’ of sidewalk of the required 8’ sidewalk along 
N. 1st. Avenue to be on the subject property in order to align with the existing 5’ 
sidewalk to the south and prevent an abrupt transition from 5’ to 8’ and the need to 
realign parking spaces. This allows existing vehicle circulation on N. 1st Ave. to continue 
as it is currently. 
 
The on-site sidewalks on the north and south sides of the building are 6’ in width, 
sufficient for pedestrian circulation. The north side of the building has a sidewalk for 
the entire length. The south side of the building has a sidewalk that leads to a staircase 
to access the alley at the rear of the lot.  
  

☐ ☐ ☒ 17.96.060(G)(4) Curb cuts and driveway entrances shall be no closer than twenty (20’) feet to the 
nearest intersection of two or more streets, as measured along the property line 
adjacent to the right of way. Due to site conditions or current/projected traffic levels 
or speed, the City Engineer may increase the minimum distance requirements.   

Staff Comments  No curb cut is proposed for this development.  
☒ ☐ ☐ 17.96.060(G)(5) Unobstructed access shall be provided for emergency vehicles, snowplows, garbage 

trucks and similar service vehicles to all necessary locations within the proposed 
project. 

Staff Comments The alley behind the subject property provides access for garbage trucks, snowplows 
and emergency vehicles. N. 1st Ave. provides access for snowplows and emergency 
vehicles. 

☒ ☐ ☐ 17.96.060(H)(1) Snow storage areas shall not be less than thirty percent (30%) of the improved 
parking and pedestrian circulation areas.   

Staff Comments The Civil Plan (sheet C1) indicates on-site pedestrian circulation is 860 square feet and 
360 square feet for snow storage is provided (38%) in the landscaped yard located in 
the front of the building.  

☒ ☐ ☐ 17.96.060(H)(2) Snow storage areas shall be provided on-site. 
Staff Comments The Civil Plan (sheet C1) indicates on-site pedestrian circulation is 860 square feet and 

360 square feet for snow storage is provided (38%) in the landscaped yard located in 
the front of the building. 

☒ ☐ ☐ 17.96.060(H)(3) A designated snow storage area shall not have any dimension less than five (5’) feet 
and shall be a minimum of twenty five (25) square feet.  

Staff Comments One snow storage area is 8’-6”’ x 20’-1”’ equal to approximately 170 square feet. The 
other is 8’-6”’ x 14’-8” equal to approximately 125 square feet.  

☒ ☐ ☐ 17.96.060(H)(4) In lieu of providing snow storage areas, snow melt and hauling of snow may be 
allowed.  

Staff Comments The applicant has proposed on-site snow storage. 
☒ ☐ ☐ 17.96.060(I)(1) 

 
Landscaping is required for all projects. 

Staff Comments The applicant proposes a landscaped yard 8’-6” in width at the front of the building as 
well as two street trees along 1st Avenue and shrub groupings. The proposed street 
trees and plant species shall be reviewed and approved by the City Arborist prior to 
issuance of a Building Permit for the project.  

☒ ☐ ☐ 17.96.060(I)(2) 
 

Landscape materials and vegetation types specified shall be readily adaptable to a 
site's microclimate, soil conditions, orientation and aspect, and shall serve to 
enhance and complement the neighborhood and townscape.  

Staff Comments The proposed landscape enhances the building’s front façade and complements the 
neighborhood. As indicated on Sheet L1 of the Design Review submittal, the applicant 
has proposed two Autumn Blaze Maple trees on along 1st Avenue. The applicant has 
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also proposed shrub groupings comprised of Snowberry Bush, Goldflame Spirea, and 
Isanti Dogwood. The City Arborist shall review and approve the street trees and 
plantings prior to issuance of a Building Permit for the project.  

☒ ☐ ☐ 17.96.060(I)(3) 
 

All trees, shrubs, grasses and perennials shall be drought tolerant. Native species are 
recommended but not required.   

Staff Comments The proposed street trees and shrub species are similar to established landscaping 
within the Community Core. The City Arborists shall review and approve the plant 
species prior to issuance of a Building Permit for the project.  

☐ ☒ ☐ 17.96.060(I)(4) 
 

Landscaping shall provide a substantial buffer between land uses, including, but not 
limited to, structures, streets and parking lots. The development of landscaped 
public courtyards, including trees and shrubs where appropriate, shall be 
encouraged. 

Staff Comments The proposed street trees and shrub groupings provide a buffer from 1st Avenue as well 
as the alley.  

☐ ☒ ☐ 17.96.060(J)(1) 
 

Where sidewalks are required, pedestrian amenities shall be installed. Amenities 
may include, but are not limited to, benches and other seating, kiosks, bus shelters, 
trash receptacles, restrooms, fountains, art, etc. All public amenities shall receive 
approval from the Public Works Department prior to design review approval from 
the Commission. 

Staff Comments A new sidewalk along N. 1st Ave. is required. Proposed amenities include a park bench. 
The final siting and design of the bench shall be reviewed and approved by the Streets 
Department prior to issuance of a Building Permit for the project.  

 
Table 4: Design Review Standards for Community Core Projects 

IMPROVEMENTS AND STANDARDS: 17.96.070 - Community Core (CC) Projects 
In addition to the requirements of section 17.96.060 of this chapter, unless otherwise specified, the standards of this section 

apply to projects in the Community Core district. The purpose of this section is to ensure the addition of high quality 
architecture for new development, while maintaining the unique character of existing building stock found in the 

Community Core. 
Yes No N/A City Code City Standards and Staff Comments 
☐ ☒ ☐ 17.96.070 A(1) Street trees, street lights, street furnishings, and all other street improvements shall 

be installed or constructed as determined by the Public Works Department. 
Staff Comments The applicant has proposed a park bench sited on the sidewalk within the 1st Avenue 

right-of-way. The final design and siting of the bench shall be reviewed and approved 
by the Streets Department prior to issuance of a Building Permit for the project.  

☐ ☒ ☐ 17.96.070(A)(2) 
Streets 

Street trees with a minimum caliper size of three (3”) inches, shall be placed in tree 
grates.  

Staff Comments The applicant has proposed two (2) 3’’ caliper Autumn Blaze Maple street trees on the 
sidewalk along 1st Avenue. The City Arborist shall review and approve the siting of the 
proposed street trees prior to issuance of a Building Permit for the project.  

☐ ☐ ☒ 17.96.070(A)(3) Due to site constraints, the requirements if this subsection 17.96.070. (A) may be 
modified by the Public Works Department. 

Staff Comments N/A as the Public Works Department has not waived the requirements of 
§17.96.070(A).     

☒ ☐ ☐ 17.96.070 (B)(1) Facades facing a street or alley or located more than five (5’) feet from an interior 
side property line shall be designed with both solid surfaces and window openings 
to avoid the creation of blank walls and employ similar architectural elements, 
materials, and colors as the front façade. 

Staff Comments All facades include both solid surfaces and window openings. The two side facades and 
the rear façade utilize the same vertical wood siding, horizonal fiber cement lap siding, 
and cement parapet wall as the front façade. 

☐ ☐ ☒ 17.96.070 (B)(2) For nonresidential portions of buildings, front building facades and facades fronting 
a pedestrian walkway shall be designed with ground floor storefront windows and 
doors with clear transparent glass. Landscaping planters shall be incorporated into 
facades fronting pedestrian walkways.  

Staff Comments The proposed building is 100% residential. 
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☐ ☐ ☒ 17.96.070 (B)(3) For nonresidential portions of buildings, front facades shall be designed to not 
obscure views into windows. 

Staff Comments The proposed building is 100% residential. 
☒ ☐ ☐ 17.96.070 (B)(4) Roofing forms and materials shall be compatible with the overall style and character 

of the structure. Reflective materials are prohibited. 
Staff Comments The form of the roof is a flat roof. The primary roofline is a 4’ wide parapet wall 

comprised of fiber cement paneling painted grey. A secondary roofline utilized on the 
front façade as a visual connection between the north and south sides of the building 
and along the rear façade and adjacent to the alley on the interior side facades is a 
fiber cement cornice. Both elements of the roof appear are hues of grey and 
complementary the grey fiber cement lap paneling and the sage and natural wood 
siding used on the facades of the building. 

☐ ☐ ☒ 17.96.070 (B)(5) All pitched roofs shall be designed to sufficiently hold all snow with snow clips, 
gutters, and downspouts. 

Staff Comments The proposed building has a flat roof.  
☐ ☐ ☒ 17.96.070 (B)(6) Roof overhangs shall not extend more than three (3’) feet over a public sidewalk. 

Roof overhangs that extend over the public sidewalk shall be approved by the Public 
Works Department. 

Staff Comments No roof overhangs over a public sidewalk are indicated in the site plan or rendering 
sheet.  

☐ ☐ ☒ 17.96.070 (B)(7) Front porches and stoops shall not be enclosed on the ground floor by permanent or 
temporary walls, windows, window screens, or plastic or fabric materials. 

Staff Comments N/A. No front porches or stoops are proposed.   
☒ ☐ ☐ 17.96.070(C)(1) Trash disposal areas and shipping and receiving areas shall be located within parking 

garages or to the rear of buildings. Trash disposal areas shall not be located within 
the public right of way and shall be screened from public views. 

Staff Comments The proposed garbage storage area is located within the building and adjacent to the 
alley.  

☐ ☐ ☒ 17.96.070(C)(2) Roof and ground mounted mechanical and electrical equipment shall be fully 
screened from public view. Screening shall be compatible with the overall building 
design. 

Staff Comments No roof or ground mounted mechanical or electrical equipment has been proposed at 
this time. 
 
However, if roof or ground mounted equipment is proposed at Design Review the 
zoning code requires that all roof and ground mounted mechanical and electrical 
equipment shall be fully screened from public view. Roof mounted mechanical 
equipment will not exceed ten-feet (10’) over the maximum building height and must 
be set back a minimum of ten-feet (10)’ from property lines. The final screening, 
location, and height of all ground and roof mounted mechanical equipment shall be 
approved upon final inspection and prior to the issuance of a building permit.  

☐ ☐ ☒ 17.96.070(D)(1) When a healthy and mature tree is removed from a site, it shall be replaced with a 
new tree. Replacement trees may occur on or off site. 

Staff Comments There is a cluster of trees on site that are not required to be replaced as they are not 
significant trees.  

☐ ☐ ☒ 17.96.070(D)(2) Trees that are placed within a courtyard, plaza, or pedestrian walkway shall be 
placed within tree wells that are covered by tree grates. 

Staff Comments The applicant has proposed two (2) Autumn Blaze Maple street trees. The City Arborist 
shall review and approve the siting and species of the proposed landscape prior to 
issuance of a Building Permit for the project. 

☐ ☐ ☒ 17.96.070(D)(3) The city arborist shall approve all parking lot and replacement trees. 
Staff Comments There is no parking lot proposed with the project.  

☐ ☐ ☒ 17.96.070(E)(1) Surface parking lots shall be accessed from off the alley and shall be fully screened 
from the street. 

Staff Comments N/A. There is no parking proposed for the project.    
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☐ ☐ ☒ 17.96.070(E)(2) Surface parking lots shall incorporate at least one (1) tree and one (1) additional tree 
per ten (10) onsite parking spaces. Trees shall be planted in landscaped planters, 
tree wells and/or diamond shaped planter boxes located between parking rows. 
Planter boxes shall be designed so as not to impair vision or site distance of the 
traveling public. 

Staff Comments N/A. There is no parking proposed for the project.    
☒ ☐ ☐   17.96.070(E)(3) Ground cover, low lying shrubs, and trees shall be planted within the planters and 

planter boxes. Tree grates or landscaping may be used in tree wells located within 
pedestrian walkways.  

Staff Comments The applicant has proposed two (2) Autumn Blaze Maple street trees as well as shrub 
groupings comprised of Snowberry Bush, Goldflame Spirea, and Isanti Dogwood. The 
City Arborist shall review and approve the siting and species of the proposed landscape 
prior to issuance of a Building Permit for the project.  

 ☒ ☐ ☐ 17.96.070(F)(1) One (1) bicycle rack, able to accommodate at least two (2) bicycles, shall be provided 
for every four (4) parking spaces as required by the proposed use. At a minimum, 
one (1) bicycle rack shall be required per development. 

Staff Comments There are no parking spaces required or proposed for the development. However, one 
bicycle rack has been proposed, to be located at the front of the building.  

☐ ☐ ☒ 17.96.070(F)(2) When the calculation of the required number of bicycle racks called for in this 
section results in a fractional number, a fraction equal to or greater than one-half 
(1/2) shall be adjusted to the next highest whole number. 

Staff Comments Because no parking is required, only the minimum of one bicycle rack is required.  
☒ ☐ ☐ 17.96.070(F)(3) Bicycle racks shall be clearly visible from the building entrance they serve and not 

mounted less than fifty (50’) feet from said entrance or as close as the nearest non-
ADA parking space, whichever is closest. Bicycle racks shall be located to achieve 
unobstructed access from the public right-of-way and not in areas requiring access 
via stairways or other major obstacles.  

Staff Comments The bicycle rack is located at the front of the building.  

 
 
STAFF RECOMMENDATION: 
Staff recommends approval of the Design Review application subject to the conditions below: 
 
RECOMMENDED CONDITIONS 

1. This Design Review approval is based on the plans and information presented and approved at the 
meeting on the date noted herein. Building Permit plans must conform to the approved Design Review 
plans unless otherwise approved in writing by the Planning and Zoning Commission or Administrator. 
Any building or site discrepancies which do not conform to the approved plans will be subject to 
removal; 

2. All building and fire code requirements as dictated by 2012 family of international codes shall apply to 
all construction onsite;   

3. Per Title 17, Section 17.96.090:  TERM OF APPROVAL:  The term of design review approval shall be 
twelve (12) months from the date that findings of fact,  conclusions of law and decision are adopted by 
the Commission or upon appeal, the date the approval is granted by the Council subject to changes in 
zoning regulations;  

4. All Design Review elements shall be completed prior to final inspection/occupancy; 
5. Any work in the right-of-way will require a right-of-way encroachment permit, reviewed and approved 

by the City before installation;  
6. The applicant shall submit a revised lighting plan indicating exterior light fixtures that comply with all 

lighting standards per Ketchum Municipal Code §17.132.030. All exterior lighting on the property shall 
be in compliance with Ketchum Municipal Code, Chapter 17.132, Dark Skies, and approved prior the 
issuance of a Certificate of Occupancy; 
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7. The project shall comply with the requirements of §17.124.040 Development Standards as adopted on 
the date a Building Permit is submitted for the project;  

8. As a voluntary contribution, in exchange for an increase in FAR, a total community housing 
contribution of 353 sq ft is required. At the time of Building Permit review, plans will be reviewed to 
verify FAR calculations and the community housing square footage. An exceedance agreement 
between the applicant and the City regarding the community housing contribution shall be signed 
prior to issuance of a Building Permit for the project; 

9. All utilities standards shall be met prior to the issuance of a Building Permit; and 
10. In addition to the requirements set forth in this Design Review approval, this project shall comply with 

all applicable local, state, and federal laws.  
11. The inclusion of two street trees and park bench, approved by the City Arborist and Streets 

Department, will be addressed prior to issuance of a Building Permit. 
 
ATTACHMENTS:  

A. Application  
B. Plans 
C. Fire Department comments 
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±2.9%

5814.4±
MATCH

5814.2±
MATCH

5814.48
TBC

5814.62
BSW

5815.04
TBC/MATCH

D

U02

PROPOSED ITEMS
Sewer Service

Water Service

S

Storm PipeSD

W

Catch Basin

Sewer Clean Out

Proposed Concrete Sidewalk

Proposed Spot Grade

ABBREVIATIONS
FF ELEV

TBC

BSW

MATCH

GB

LP

FINISH FLOOR

TOP BACK OF CURB

BACK OF SIDEWALK

MATCH EXISTING ELEVATION

GRADE BREAK

LOW POINT

Drywell

Proposed Sawcut

ELEV.
DESCRIPTION

D

Concrete Curb and Gutter

Flow Line

Proposed Snow Storage

Proposed Asphalt
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1. ALL CONSTRUCTION SHALL BE IN CONFORMANCE WITH THE MOST
CURRENT EDITION OF THE "IDAHO REGULATIONS FOR PUBLIC
DRINKING WATER SYSTEMS," THE CURRENT EDITION OF THE "IDAHO
STANDARDS FOR PUBLIC WORKS CONSTRUCTION" (ISPWC), AND CITY
OF KETCHUM STANDARDS.  THE CONTRACTOR SHALL BE
RESPONSIBLE FOR OBTAINING AND KEEPING A COPY OF THE ISPWC
ON SITE DURING CONSTRUCTION.

2. THE LOCATION OF EXISTING UNDERGROUND UTILITIES ARE SHOWN
ON THE PLANS IN AN APPROXIMATE WAY.  THE CONTRACTOR SHALL
BE RESPONSIBLE FOR LOCATING EXISTING UTILITIES PRIOR TO
COMMENCING AND DURING THE CONSTRUCTION.  THE CONTRACTOR
AGREES TO BE FULLY RESPONSIBLE FOR ANY AND ALL DAMAGES
WHICH RESULT FROM HIS FAILURE TO ACCURATELY LOCATE AND
PRESERVE ANY AND ALL UNDERGROUND UTILITIES.  CONTRACTOR
SHALL CALL DIGLINE (1-800-342-1585) TO LOCATE ALL EXISTING
UNDERGROUND UTILITIES.

3. THE CONTRACTOR SHALL CLEAN UP THE SITE AFTER CONSTRUCTION
SO THAT IT IS IN A CONDITION EQUAL TO OR BETTER THAN THAT
WHICH EXISTED PRIOR TO CONSTRUCTION, INCLUDING BUT NOT
LIMITED TO, EPA'S NPDES CONSTRUCTION GENERAL PERMIT.

4. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS PRIOR
TO CONSTRUCTION.

5. CONSTRUCTION OF WATER MAINS AND ALL OTHER RELATED
APPURTENANCES SHALL BE IN ACCORDANCE WITH THE IDAHO
STANDARDS FOR PUBLIC WORKS CONSTRUCTION (ISPWC), IDAPA
58.01.08, IDAHO RULES FOR PUBLIC DRINKING WATER SYSTEMS AND
THE CITY OF KETCHUM UTILITIES DEPARTMENT STANDARDS.

6. CONTRACTOR SHALL PRESSURE TEST, DISINFECT, AND CONDUCT
BIOLOGICAL TESTING IN ACCORDANCE WITH THE IDAHO STANDARDS
FOR PUBLIC WORKS CONSTRUCTION (ISPWC), AMERICAN WATER
WORKS ASSOCIATION (AWWA) STANDARDS, AND THE PRESSURE
TESTING, DISINFECTION, AND MICROBIOLOGICAL TESTING
PROCEDURES.

7. ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED
APPURTENANCES SHALL BE ANSI/NSF STD. 61 COMPLIANT.

8. ALL WATER SUPPLY FIXTURES, FITTINGS, PIPING, AND ALL RELATED
APPURTENANCES SHALL COMPLY WITH THE LOW LEAD ACT
REQUIRING ALL MATERIALS TO HAVE A LEAD CONTENT EQUAL TO OR
LESS THAT 0.25%.

9. THE CONTRACTOR SHALL USE ANSI/NSF STANDARD 60 CHEMICALS
AND COMPOUNDS DURING INSTALLATION & DISINFECTION OF
POTABLE WATER MAIN.

10. CONTRACTOR SHALL COORDINATE LOCATIONS OF DRY UTILITY
FACILITIES (POWER, CABLE, PHONE, TV) NOT SHOWN ON THE
DRAWING WITH IDAHO POWER.

11. ALL CLEARING & GRUBBING SHALL CONFORM TO ISPWC SECTION 201.

12. ALL EXCAVATION & EMBANKMENT SHALL CONFORM TO ISPWC
SECTION 202. EXCAVATED SUBGRADE SHALL BE COMPACTED AND
ALL UNSUITABLE SECTIONS REMOVED AND REPLACED WITH
STRUCTURAL FILL AS DETERMINED BY THE ENGINEER. MINIMUM
COMPACTION OF PLACED MATERIAL SHALL BE 95% OF MAXIMUM
LABORATORY DENSITY AS DETERMINED BY AASHTO T-99 OR ITD T-91.

13. ALL 2" MINUS GRAVEL SHALL CONFORM TO ISPWC 802, TYPE II (ITD
STANDARD 703.04, 2"), SHALL BE PLACED IN CONFORMANCE WITH
ISPWC SECTION 801 AND COMPACTED PER SECTION 202.  MINIMUM
COMPACTION OF PLACED MATERIAL SHALL BE 90% OF MAXIMUM
LABORATORY DENSITY AS DETERMINED BY AASHTO T-99.

14. ALL 3/4" MINUS CRUSHED GRAVEL SHALL CONFORM TO ISPWC 802,
TYPE I (ITD STANDARD 703.04, 3/4" B), SHALL BE PLACED IN
CONFORMANCE WITH ISPWC SECTION 802 AND COMPACTED PER
SECTION 202.  MINIMUM COMPACTION OF PLACED MATERIAL SHALL
BE 95% OF MAXIMUM LABORATORY DENSITY AS DETERMINED BY
AASHTO T-99 OR ITD T-91.

15. ALL ASPHALTIC CONCRETE PAVEMENT WORK SHALL CONFORM TO
ISPWC SECTION(S) 805, 810, AND 811 FOR CLASS II PAVEMENT.
ASPHALT AGGREGATE SHALL BE 1/2" (13MM) NOMINAL SIZE
CONFORMING TO TABLE 803B IN ISPWC SECTION 803.  ASPHALT
BINDER SHALL BE PG 58-28 CONFORMING TO TABLE A-1 IN ISPWC
SECTION 805.

16. ALL EDGES OF EXISTING ASPHALT PAVING SHALL BE SAW CUT 24" TO
PROVIDE A CLEAN PAVEMENT EDGE FOR MATCHING. NO WHEEL
CUTTING SHALL BE ALLOWED.

17. THE CONTRACTOR SHALL BE RESPONSIBLE FOR PROVIDING TRAFFIC
CONTROL PER THE CURRENT EDITION OF THE US DEPARTMENT OF
TRANSPORTATION MANUAL OF UNIFORM TRAFFIC CONTROL DEVICES
(MUTCD).

18. ALL CONCRETE FORM WORK SHALL SHALL CONFORM TO ISPWC
SECTION 701 AND 703. ALL CONCRETE SHALL BE 3,000 PSI MINIMUM,
28 DAY, AS DEFINED IN ISPWC SECTION 703, TABLE 1.C.

19. ALL TRENCHING SHALL CONFORM TO ISPWC STANDARD DRAWING
SD-301. TRENCHES SHALL BE BACKFILLED AND COMPACTED TO A
MINIMUM OF 95% OF MAXIMUM DENSITY AS DETERMINED BY AASHTO
T-99.

20. THE CONTRACTOR SHALL RETAIN AND PROTECT ALL MONUMENTS,
ACCESSORIES TO CORNERS, BENCHMARKS AND/OR SURVEY
CONTROL POINTS. IF ANY OF THE PREVIOUSLY LISTED ITEMS MUST
BE REPLACED OR REMOVED, THE CONTRACTOR SHALL NOTIFY THE
ENGINEER PRIOR TO REMOVAL.

CONSTRUCTION NOTES

S06 INSTALL 4" WIDE WHITE PARKING PAVEMENT MARKING;
MATCH EXISTING PARKING SPACE DIMENSIONS

S02

S05 CONSTRUCT CONCRETE SIDEWALK. WIDTH AS
SHOWN HEREON. SEE DETAIL 2, SHEET 1.

CONSTRUCTION KEYNOTES

CONSTRUCT/ REPAIR ASPHALT .  SEE DETAIL 4,
SHEET C2.

S03 CONSTRUCT CONCRETE CURB AND GUTTER PER
DETAIL 3, SHEET C2.

S01 SAWCUT EXISTING ASPHALT TO PROVIDE FOR A
CLEAN VERTICAL EDGE.

U01 INSTALL CATCH BASIN PER DETAIL 9, SHEET C2.
a. RIM ELEV= 5816.56

IE (OUT)= 5812.56
b. RIM ELEV= 5815.05

IE (OUT)= 5811.05

U02 INSTALL DRYWELL PER DETAIL 8, SHEET C2. SEE
ARCH. PLANS FOR BUILDING DOWNSPOUT
CONNECTIONS.

RIM ELEV= 5815.0
IE (IN)=  5810.91

U03 INSTALL 6"Ø D3034 PVC PIPE @ S=2.0% MIN.

SITE IMPROVEMENTS

UTILITY IMPROVEMENTS

U04 INSTALL WATER SERVICE; SERVICE SIZE PER
PLUMBING ENGINEER. CONTRACTOR TO CONFIRM
LOCATION AND DEPTH OF WATER MAIN.
TRENCH CONSTRUCTION PER DETAIL 5/C2.
SEE DETAIL 6/C2 FOR POTABLE, NON-POTABLE
WATER LINE SEPARATION REQUIREMENTS.

U05 INSTALL 4"Ø SEWER SERVICE @ S=2.0% MIN.
TRENCH CONSTRUCTION PER DETAIL 5/C2.

PRELIM
IN

ARY O
NLY

NOT FOR C
ONSTRUCTIO

N

U06 CUT, CAP, AND ABANDON EXISTING WATER
SERVICE AT MAIN, REPAIR EXISTING ASPHALT
PER DETAIL 4, SHEET C2.

S04 CONSTRUCT CONCRETE SIDEWALK. WIDTH AS
SHOWN HEREON. SEE DETAIL 1, SHEET 1.

SNOW STORAGE SUMMARY

PEDESTRIAN CIRCULATION AREAS= 860 SF

REQ'D SNOW STORAGE (30%)= 260 SF
PROVIDED SNOW STORAGE (38%)= 330 SF

U07 REMOVE EXISTING WATER METER, IRRIGATION
CONTROL BOXES

LEGEND
EXISTING ITEMS

Feet
0 10 20
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ZONE 1

THE TERM "LINE" APPLIES TO BOTH MAIN LINES AND SERVICE LINES

10 FT.*

6 FT.*

N
O

N
-P

O
TA

B
LE

 L
IN

E

W
A

TE
R

 L
IN

E

ZONE 3

.* DISTANCES ARE HORIZONTAL

ZONE 1 ZONE 2

HORIZONTAL SEPARATION REQUIREMENTS
ZONE 1: A)  NO SPECIAL REQUIREMENTS.

ZONE 2: A) NO SPECIAL REQUIREMENTS FOR POTABLE OR NON-POTABLE 
SERVICES

B) WATER AND NPWL SEPARATED BY AT LEAST 6 FEET AT 
OUTSIDE WALLS.

AND
C) WATER AT LEAST 18 INCHES HIGHER IN ELEVATION THAN THE 

NPWL.
AND EITHER

D) NPWL CONSTRUCTED TO POTABLE WATER MAIN STANDARDS
AND PRESSURE TESTED FOR WATER TIGHTNESS.

OR
E) SITE SPECIFIC REQUIREMENTS APPROVED BY DEQ.

ZONE 3: NOT ALLOWED WITHOUT DEQ WAIVER.

NOTE: SANITARY SEWER FORCE MAINS MUST HAVE MIN. 10' HORIZONTAL
SEPARATION AND 18" VERTICAL SEPARATION.  ZONE 2 AND ZONE 3
PLACEMENTS ARE NOT ALLOWED WITHOUT A WAIVER GRANTED BY DEQ.

ZONE 1: A) WATER AND NPWL MUST BE  SEPARATED BY AT LEAST 18"
AND

B) ONE FULL, UNCUT LENGTH OF BOTH PWL AND NPWL PIPE MUST BE
CENTERED ON THE CROSSING SO THAT THE JOINTS ARE AS
FAR AS POSSIBLE FROM THE CROSSING.

ZONE 2: A) ONE FULL, UNCUT LENGTH OF BOTH PWL AND NPWL PIPE MUST BE
CENTERED ON THE CROSSING SO THAT THE JOINTS ARE AS
FAR AS POSSIBLE FROM THE CROSSING.

AND EITHER
B) NPWL MUST BE CONSTRUCTED TO WATER MAIN 

STANDARDS AND PRESSURE TESTED FOR WATER TIGHTNESS
FOR A HORIZONTAL DISTANCE OF 10 FEET ON BOTH SIDES OF
CROSSING.

OR
C) EITHER THE NPWL OR WATER LINE OR BOTH MUST BE ENCASED WITH

A SLEEVEING MATERIAL ACCEPTABLE TO DEQ FOR A HORIZONTAL 
DISTANCE OF 10 FEET ON BOTH SIDES OF THE CROSSING.

ZONE 3: SAME REQUIREMENTS AS ZONE 2 EXCEPT THE NPWL MUST
ALSO BE SUPPORTED ABOVE THE CROSSING TO PREVENT
SETTLING.

ZONE 4: SAME REQUIREMENTS AS ZONE 1 EXCEPT THE THE NPWL MUST ALSO 
BE SUPPORTED ABOVE THE CROSSING TO PREVENT SETTLING.

VERTICAL SEPARATION REQUIREMENTS

WATER LINE

NON-POTABLE
WATER LINE

18
"

18
"

WATER LINE

ZO
N

E
 2

ZO
N

E
 3

ZO
N

E
 4

ZO
N

E
 1

6

COMPACTED SUBGRADE

3"  ASPHALT

4" OF 3/4" MINUS AGGREGATE

6" OF 2" MINUS GRAVEL SUBBASE COURSE

SLOPE VARIES

N.T.S.

4

NOTE: ASPHALT THICKNESS PER THIS DETAIL OR MATCH EXISTING,
WHICHEVER IS GREATER.

N.T.S.

TYPICAL TRENCH SECTION5

N.T.S.

M
in

.

VARIES

2'-0" CURB

4"

1.8% (2.0% MAX.)

VARIES

VARIES

6"

6"

M
in

.

1"
R

1"

1'-6"6"

2'-0" CURB

1"
12"

6"

3.5"R

5.
75

"

4"

0.5"R

1'
-0

 1
/2

"

6"

0.5"R

2"

1 3

VARIES

6"

2

VARIES1.8% (2.0% MAX.)

NOTES:
1. INSTALL SCORE JOINTS AT INTERVALS TO MATCH WIDTH OF WALK NOT TO EXCEED 5 FEET

SPACING IN BOTH THE LONGITUDINAL AND TRANSVERSE DIRECTION FOR SIDEWALK GREATER
THAN 5 FEET IN WIDTH.

2. 1/2'" TRANSVERSE PREFORMED BITUMINOUS JOINTS AT THE TERMINUS POINTS FOR CURVE AND
WHERE SIDEWALK IS PLACED BETWEEN TWO PERMANENT FOUNDATIONS OR ADJACENT TO THE
STRUCTURE, PLACE 12" EXPANSION JOINT MATERIAL ALONG THE BACK OF WALK THE FULL LENGTH.

3. SIDEWALK CONSTRUCTION JOINTS SHALL BE CONSTRUCTED APPROXIMATELY 18" WIDE, 34" IN DEPTH
AND FINISHED AND EDGED SMOOTH. A PREFORMED EXPANSION JOINT FILLER SHALL BE PLACED
EVERY 40' FOR NEW SIDEWALK CONSTRUCTION.

NOTES:
1. INSTALL SCORE JOINTS AT INTERVALS TO MATCH WIDTH OF WALK NOT TO EXCEED 5 FEET

SPACING IN BOTH THE LONGITUDINAL AND TRANSVERSE DIRECTION FOR SIDEWALK GREATER
THAN 5 FEET IN WIDTH.

2. 1/2'" TRANSVERSE PREFORMED BITUMINOUS JOINTS AT THE TERMINUS POINTS FOR CURVE AND
WHERE SIDEWALK IS PLACED BETWEEN TWO PERMANENT FOUNDATIONS OR ADJACENT TO THE
STRUCTURE, PLACE 12" EXPANSION JOINT MATERIAL ALONG THE BACK OF WALK THE FULL LENGTH.

3. SIDEWALK CONSTRUCTION JOINTS SHALL BE CONSTRUCTED APPROXIMATELY 18" WIDE, 34" IN DEPTH
AND FINISHED AND EDGED SMOOTH. A PREFORMED EXPANSION JOINT FILLER SHALL BE PLACED
EVERY 40' FOR NEW SIDEWALK CONSTRUCTION.

A

PLAN

SECTION A-A
CAST IRON

SECTION B-B

RING & COVER
SIDE

B

A

B

10

2

1

3

4

5

6

7
8

8

9

11

9 1/2"
1/16" CLEARANCE

9"
1"

3/4"

21"
10"
8"

1 1/2"

6"

119

12"
4"

12"

6"

6"

4"

4 - 1" DIA. HOLES ON 3 1/2" RADIUS.

6" PVC PIPE CAP (SPEARS FIPT CAP OR  APPROVED

EQUAL)

CARSON 6" ROUND BOX VALVE BOX WITH LID

FIBER JOINT MATERIAL.

PVC ASTM D3034.

45° BENDS.

"Y" FITTINGS.

EXISTING OR NEW PIPE.

TYPE 1 BEDDING MATERIAL.

MISSION COUPLER OR APPROVED SUBSTITUTION.

UNDISTURBED MATERIAL.

LEGEND
1

2

3

4

5

6

7

11

8

9

10

6"
4"

6"

VARIES

6" (MIN)

4" TRAFFIC RATED CLEAN-OUT
N.T.S.

7

N.T.S.

RING & INLET GRATE

GRADE RING
30"DIA

CAST IRON RING & GRATE

ASPHALT SECTION

2' MIN.2' MIN.

CLEAN SAND
AND GRAVEL

VARIESVARIES

SUBGRADE

GRADE RINGS 2" MIN

OR CMP
24" DIAMETER ADS N-1224" MIN

1" DIAMETER
PERFORATIONS 4" O.C.

12"

12"

6" MIN.

BOTTOM

OR APPROVED EQUAL
WRAP MIRAFI 140N
4oz. FILTER FABRIC

ON ALL SIDES, TOP, &

4"

7.
5'

NOTE: THE BED SHALL BE EXCAVATED A MINIMUM OF 24" INTO CLEAN
SAND AND GRAVEL. MAXIMUM DEPTH SHALL NOT EXCEED 12 FEET.
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Attachment C. Fire Department comments 



Ketchum Fire Department Comments 
 
The above project shall meet all 2012 International Fire Code requirements in addition to specific City Building and Fire 
Ordinances. 
 
Approved address and unit numbers shall be placed in such a position to be plainly visible and legible from the road 
fronting the property. Numbers and letters shall be a minimum of four (4) inches tall, contrast with their background 
and be positioned a minimum of forty-eight (48) inches above final grade. 
 
Vehicle parking and material storage during construction shall not restrict or obstruct public streets or access to any 
building.  A minimum twenty-foot travel lane for emergency vehicle access shall be maintained clear and unobstructed 
at all times. All required Fire Lanes, including within 15 feet of fire hydrants, shall be maintained clear and unobstructed 
at all times. 
 
An approved automatic fire sprinkler system shall be installed throughout the building per City of Ketchum Ordinance 
#1125 (www.ketchumfire.org) and the National Fire Protection Association Standard 13. An approved fire sprinkler 
flow bell, Knox box and Fire Department Connection shall be installed in an approved location visible to approaching 
firefighters. Water service lines to structures shall be hydraulically calculated for size to meet fire sprinkler flow 
requirements. Fire sprinkler systems shall be annually tested and maintained per NFPA 25. An approved fire 
department connection and flow bell shall be installed in a location approved by the fire department and the system 
shall be supervised by an approved alarm system.  
                NOTE: One electronic set of fire sprinkler system plans must be submitted to the Ketchum Fire Department 
as well as the State Fire Marshal’s office and a Ketchum Fire Department Permit must be obtained prior to installation 
of fire sprinkler systems. Inspections of fire sprinkler systems by the Fire Chief or an appointee are required. Inspections 
must be scheduled at least 48 hours in advance. 
 
An approved monitored fire sprinkler alarm system shall be installed per City of Ketchum Ordinance #1125 
(www.ketchumfire.org) and the requirements of NFPA 72. Two (2) sets of alarm system plans shall be submitted to 
the Ketchum Fire Department for approval and a permit is required prior to installation of alarm systems. Inspections 
of fire detection systems by the Fire Chief or an appointee are required and shall be scheduled at least 48 hours in 
advance. 
 
Fire extinguishers shall be installed and maintained per 2012 IFC Section 906 both during construction and upon 
occupancy of the building. 
 
Spark arresters are required on all solid fuel burning appliance chimneys to reduce potential fires from burning embers. 
 
An approved key box shall be installed, with the appropriate keys, for emergency fire department access in a location 
approved by the fire department. The key box shall be a Knox box brand and sized to accommodate keys to every 
door of the project.  
 
An 8 ½ by 11 color coded site map of this project shall be provided on paper and electronically to the fire department. 
This site map shall show the locations of gas shut-offs, power shut-offs, fire sprinkler riser rooms, fire department 
connections, alarm panels, Knox boxes, access doors, egress windows, stairways and any additional fire department 
requirements. Exact details for color coded “On-Sites” can be found at www.ketchumfire.org.  
 
Final inspections of all fire department permit required installations by the Fire Chief or an appointee are required and 
shall be scheduled at least 48 hours in advance. A Final Inspection Checklist can be found at www.ketchumfire.org.   
 

http://www.ketchumfire.org/
http://www.ketchumfire.org/
http://www.ketchumfire.org/
http://www.ketchumfire.org/


  

 

 

 
 
 
 
 
June 25, 2018 
 
Planning and Zoning Commission 
City of Ketchum 
Ketchum, Idaho 
 
 

STAFF REPORT 
KETCHUM PLANNING AND ZONING COMMISSION 

 
 
PROJECT: Work-Live text amendment 
 
FILE NUMBER:  #P18-055 
 
APPLICANT: Steve Lentz 
 
REPRESENTATIVE: Rebecca Bundy, AIA  
 
REQUEST: Applicant-initiated text amendments to Title 17 of the Ketchum Municipal Code to 

amend Chapter 17.08, Definitions, to add definitions for “Work/Live” and “Secondary”, 
and Section 17.12.020, District Use Matrix, to conditionally permit Work Live units in 
the Light Industrial District No. 2 (LI-2) zoning district. 

 
NOTICE: Notice appeared in the Idaho Mountain Express, was mailed to outside agencies, and 

was mailed to properties within 300’ of 145 Northwood Way on June 6, 2018. 
  
PUBLIC HEARING: Planning and Zoning Commission 

- June 25, 2018 
 
REVIEWER:  Brittany Skelton, Senior Planner 
 
ATTACHMENTS:  
 

A. Applicant submittals (application, narrative, proposal) 
B. Light Industrial Districts Study Area & Points of Interest map  
C. U.S. Census Bureau, American Community Survey 2012-2016, Selected Economic Characteristics, 

Ketchum, ID 
D. Williamsburg’s Industrial Businesses Are Fleeing 
E. Williamsburg Warns East New York About Industrial-Strength Gentrification 
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INTRODUCTION 
The applicant is requesting to amend Chapter 17.08, Definitions, of the zoning code to create definitions for 
the terms “Work/Live” and “Secondary” and to amend Section 17.12.020, District Use Matrix, to conditionally 
permit Work/Live units within the Light Industrial District No. 2 (LI-2) zoning district. The applicant owns and 
operates a commercial guiding business, Far and Away Adventures, which has been based in Ketchum in the LI-
2 zoning district since 1980 and has evolved into a family-run business, with the applicant’s adult children now 
responsible for integral operations of the business.  
 
The applicant would like 2,000 square foot residential dwellings located above and secondary in nature to 
commercial enterprises in the LI-2 zoning district to be permitted so that families that own or are employed by 
the on-site business can live above the business.  
 
While staff supports the concept of Work/Live, staff does not recommend approval of the applicant’s proposed 
text amendments as written, finding 2,000 square foot residential dwellings for families to be: 
 

1. Incompatible with the intent, purpose, existing uses and physical characteristics of the LI-2 district; 
2. Incapable of greatly advancing affordable housing options;  
3. Threatening the viability of the LI-2 district as the only area in Ketchum set aside for light 

manufacturing, service industries, and bulk retail; and, 
4. Impacts of 2,000 square foot residential units for families cannot be mitigated through the Conditional 

Use Permit process. 
 
APPLICANT’S PROPOSED TEXT AMENDMENTS 
The applicant proposes the following text amendments. 
 
Chapter 17.08, Definitions 
 
 Work/Live: a structure or portion of a structure: 

1. That combines a commercial/light industrial activity allowed in the zone with a residential 
living space for the owner of the commercial or manufacturing business, or the owner’s 
employee, and that person’s household, where the residential use of the space is 
secondary to the primary use as a place of work; 

2. Where the resident owner or employee of the business is responsible for the 
commercial/light industrial activity performed; and 

3. Where the commercial/light industrial activity conducted takes place subject to a valid 
business license associated with the premises. 

 
Secondary: means that: 

1. The secondary use is smaller than the primary use; 
2. In no case is the secondary use larger than 2000 square feet; 
3. The secondary use is not located at street level; and 
4. Access to the secondary use is not located in a prominent, street level location and is, 

preferably, located to the side or rear of the property. 
 
Section 17.12.020, District Use Matrix 
 

Add Work/Live as a housing type and allow Work/Live units as a permitted use in LI-2, or, allow 
Work/Live units as a Conditional Use if the Commission determines necessary. 

 
 
APPLICANT’S PURPOSE 
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The applicant’s stated purpose for the text amendment is to “provide additional housing opportunities for 
local business owners, or their employees, while maintaining the health and viability of Ketchum’s Light 
Industrial 2 (LI-2) zoning district,” and to “allow for a greater variety of housing types than are currently 
permitted in LI-2 so that family-owned businesses [or their employees] can operate while living relatively 
affordably in Ketchum.” (pg. 1, Proposed Text Amendment) 
 
The applicant’s supporting claims for the proposed text amendments are: 
 

1. Larger square footage residences are needed to accommodate families. 
2. A 2,000 square foot unit can accommodate families and also provide affordable housing for local 

business owners or their employees. 
3. A 1,000 square foot dwelling unit “can hardly accommodate two bedrooms, let alone a third, a den or 

office space and storage needs,” while a 2000 square foot unit would allow a “compact, three-
bedroom home, with a small office and adequate storage to support Ketchum’s multi-season, outdoor 
lifestyle.” (pg. 6, Proposed Text Amendment) 

4. The 2,000 square foot threshold is intended in part to prevent “units so large that they would be 
outside the financial reach of local, working families.” (pg. 2, 7, Proposed Text Amendment) 

5. Combining work and living in a single business has been the norm throughout history, modern 
technology has increased the ability to do so, and modern planning theories of Smart Growth and New 
Urbanism support work/live and live/work land use. (pg. 6, Proposed Text Amendment) 

6. Combining working and living meets Comprehensive Plan goals and policies related to the economy, 
housing, community design, land use. 

7. The proposed text amendment will “retain the functionality of the light industrial district without 
eroding its purpose as a light industrial/commercial support to the city.” (pg. 2, Proposed Text 
Amendment) 

8. The LI-2 has existing infrastructure (well connected sidewalk, access to Mountain Rides and the Wood 
River Trail) and proximity to amenities within 0.5 mile (“parks, schools, church, theater, restaurants, 
athletic clubs, golf course, a variety of shops, including a convenience store”). (pg. 7, Proposed Text 
Amendment) 

9. This amendment “allows a small additional degree of flexibility to current housing regulations in the LI-
2 without suggesting larger more comprehensive changes more appropriately addressed as a larger 
scope…” (pg. 1, Proposed Text Amendment) 

 
 
HISTORY OF RESIDENTIAL USE IN THE LIGHT INDUSTRIAL ZONING DISTRICTS 
The City of Ketchum’s first zoning ordinance and zoning map were adopted in 1974 via Ordinance 208. The first 
zoning ordinance contained a single Light Industrial zone and there was not a provision for any type of housing. 
However, just three years later in 1976 the first consideration of housing in the Light Industrial zone was 
adopted via Ord. 231. In the four decades that have followed regulations for housing in the Light Industrial 
evolved, each time expanding the size and types of housing permitted. 
 
1974 – Ord. 207   

• Created the Light Industrial zone 

• No mention of housing as a use 
 
1976 – Ord. 231  

• Allowed housing for security personnel through a Conditional Use Permit 
 
1984 – Ord. 389  

• Separated the Light Industrial zone into the three zones still in place today:  Light Industrial-1, 2, and 3 

• Added the limitation that housing for security personnel could not exceed 600 square feet 
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1991 – Ord. 556  
This ordinance cited two studies about the need for affordable housing in Ketchum as rational and justification 
for expanding the scope of housing in all three Light Industrial zones. The intent was to allow housing for long 
term residents active in the workforce to be constructed in the LI zones. The regulations adopted in this 1991 
ordinance are mainstays that have largely been in place ever since. Regulatory highlights of Ord. 556 include:  

• Expanded residential uses allowed in through CUP beyond housing for security personnel 

• No dwellings permitted on the first floor 

• Up to 50% of building may be devoted to dwelling units 

• Units shall be 400-800 square feet 

• Units shall not have more than 2 bedrooms 

• 1 parking space per bedroom required on site 

• Units must either be owner occupied or used for long term occupancy (90 days+) 

• Dwellings shall not be separated for sale 

• CUPs to be recorded with County 

• Residential uses shall be subordinate to other permitted Light Industrial uses 
 
1999 – Ord 801  

• Increased permitted square footage of residential units to 1000 sf 
 
2005 – Ord. 954  
With this ordinance housing regulations for the Light Industrial – 3 district diverged from the regulations for LI-
1 and LI-2. This ordinance change paved the way for the Scott building to be developed.  

• Differentiated between deed restricted units and units for owner occupation 

• Conditional Use Permit still required 

• Allowed up to 66% of a building to be housing provided all other standards were met 

• The area designated as non-residential use shall be a minimum of 24% of the total floor area; this floor 
area can’t include areas for personal storage for dwelling occupants 

• 1/3 of the total housing square footage shall be deed restricted Community Housing units 

• Dwellings up to 1400 sq ft permitted 

• Three-bedroom units permitted 

• No dwelling units on the ground floor 
 
2016 – Ord 1150 
This ordinance was the result of a zoning code text amendment initiated by the Community School. 

• Added “School Residential Campus” as a use 

• Added provision for dormitory rooms 

• Added provision allowing dwelling units for school employees to be located on the ground floor 
 
 

Table 1. Comments from City Departments 

City Department Comments 

Compliant 
 

Yes No N/A City Code City Standards and Staff Comments 

☒ ☐ ☐ 17.152.030 Complete Application 

 

☐ 

 

☐ 

 

☒ 

Police Department: 
No comments at this time. 

☐ ☒ ☐ 

Fire Department: 

1. All buildings retrofitted with a work/live unit will have to meet current fire and 
building code. 
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STAFF ANALYSIS 
 
Staff raises the following points for consideration: 
 

1. Introduction of 2,000 square foot residential units suitable and intended in size for families conflicts 
with the intent of, uses in, and design of the LI-2 zoning district. 

 
a. Purpose and intent conflict 

 
Introduction of 2,000 square foot residential units suitable and intended in size for families conflicts with the 
intent of and uses in the LI-2 zoning district. The LI-2 district is the heart of Ketchum’s light industrial zone and 
is buffered from low density residential uses by the LI-3 to the north and from the Community Core by LI-1 to 
the south. State Highway 75 and the topography separate the LI-2 district from the Big Wood Golf Course to 
the east and the YMCA, large parking lot, and the high-density residential Northwood Place apartment 
development buffer the LI-2 district from low-density residential and institutional (church, school) uses to the 
west. The LI-2 district is the largest of the industrial districts and the topography and other zoning districts that 
encircle the LI-2 serve to insulate the LI-2 from the residential, commercial, and recreational activity that 
serves the general public and occurs in the rest of the city. 
 
These spatial and topographic buffers complement the purpose of LI-2, with the LI-2 identified as the only area 
in Ketchum set aside for light manufacturing, service industries, and bulk retail. The purpose of LI-2 differs 
from LI-1 and LI-3 with LI-1 and LI-3 both identified as transition areas and the LI-1 specified for small light 
manufacturing and the LI-3 specified for providing a mix of deed restricted and market rate housing. 
 

Table 2. Light Industrial District Purposes, Title 17, Chapter 17.18, Zoning Districts 

District Purpose 
LI-1 “…established as a transition area providing limited commercial service industries, limited retail, small 

light manufacturing, research and development, and offices related to building, maintenance and 
construction and which generate little traffic from tourists and the general public.” 

2. The building where Far and Away Adventures is currently based, 145 Northwood 
Way, has a kitchen in it that is used to supply food for river trips. The kitchen 
has no separation between it and the living space and the kitchen does not 
meet commercial standards. 

3. The fire code requires that all buildings containing commercial space with 
residential above be sprinklered. 145 Northwood Way does not have a fire 
sprinkler system. (An automatic sprinkler system installed in accordance with 
section 903.3 shall be provided throughout all buildings with a group R fire 
area.) 

☐ ☐ ☒ 

Streets Department:  

1. More residents in that area will possibly increase the need for upgraded 
sidewalks. We do not have the funds in our maintenance budget to make the 
needed improvements, so this would require a Local Improvement District (LID) 
to upgrade, replace or install missing sidewalks. 

☐ ☐ ☒ 

Utilities:  

1. Due to the fact that a dwelling of 2,000 square feet is bigger than an ADU we 
will charge impact fees on both water and sewer, and a separate water meter. 

☐ ☐ ☒ 
Building:   
No comments at this time.   

☐ ☐ ☒ 
Planning and Zoning: 
Comments are denoted throughout the staff report.  
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LI-2 “…established to provide for a permanent year round employment base and the location of light 
manufacturing, wholesale trade and distribution, research and development, service industries, limited 
related, bulk retail and offices related to building, maintenance and construction and which generate 
little traffic from tourists and the general public.” 

LI-3 “…established as a transition area providing for a permanent year round employment base and the 
location of research and development, wholesale trade and distribution and high technology industries 
along with offices related to building, maintenance and construction and which generate little traffic 
from tourists and the general public and providing a mix of deed restricted and market rate housing.” 

 
b. Permitted uses conflict 

 
The differences in purpose of the three LI zones are complemented by the District Use Matrix, which permits 
heavier commercial uses and light industrial uses in LI-2 and LI-1, including industrial laundry, maintenance 
service facilities, manufacturing, motor vehicle fueling stations, vehicle sales and service, truck terminals, 
business support service (“The use of land for the sale, rental, or repair of office equipment, supplies, and 
materials, or the provision of services used by office and service establishments.”), wholesale trade, and 
boarding kennels. The LI-3 district, in contrast, does not permit these uses. Additional contrast between the LI-
2 district and LI-1 and LI-3 are that Adult Only Businesses and Recycling Centers are permitted in the LI-2 only, 
while daycare centers and daycare facilities are permitted in LI-1 and LI-3 and general office use is permitted in 
LI-3 only (Professional Service, “an establishment that specializes in performing professional, scientific, and 
technical services and may include light manufacturing as an accessory use. Typical uses include, but are not 
limited to, construction contractors, physical distribution and logistics, engineering and specialized design 
services….” is permitted in LI-1 and LI-2). With the primary land uses for the Light Industrial area identified in 
the Comprehensive Plan as light manufacturing, wholesale, services, automotive, workshops, studios, 
research, storage, construction supply, distribution and offices Comprehensive Plan policy E-2(a) stating the 
light industrial area is “the Primary Location for New Traditional Light Industrial and Corporate Park Business 
Growth and Jobs,” protecting land area in the LI-2 district is of the utmost importance in achieving these goals. 
 

c. Design - health, safety, welfare of families 
 
With the intent of 2,000 square foot residential units to serve families, considerations regarding health, safety, 
and welfare of families must be examined. Broadly, these considerations fall into two categories of 
infrastructure and improvements: on-site and off-site. 
 
On-site improvements and infrastructure include building and fire code requirements, such as fire separation 
and sprinkler systems required when residential and commercial uses co-exist in a building. Other 
improvements include parking and storage of ample size to serve the needs of a family. Regarding fire and 
building codes, the Fire Marshal provided comment that the building used by the applicant as the base of 
operations for their business does not currently meet fire codes requirements necessary for residential use 
and commercial use to co-exist within the building. Specifically, a fire sprinkler system would need to be 
installed within the building. To do so would require a new water line to be extended from the water main in 
the street. 
 
Off-site improvements include infrastructure such as sidewalks, school bus pickups, crosswalks, and signage 
indicating pedestrians and children may be present. Although the Light Industrial district has existing sidewalk 
in most areas, the condition and usability of the sidewalks varies and is incomplete. The Light Industrial 
Districts Study Area & Points of Interest map indicates where sidewalks do not exist that also classifies existing 
sidewalk segments as good or poor condition. The Streets Department provided comment that the city does 
not have a budget to maintain existing or construct new sidewalks in the Light Industrial area. 
 
Further, although residential use has been permitted through a Conditional Use Permit in the LI zones since 
1976, and recently youth have been permitted to live in the LI-3 district within the Community School’s School 
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Residential Campus, the existing uses in the LI-2 zone are predominately commercial in nature and many serve 
the construction trades and are dependent on the daily influx of commercial vehicles. The physical character of 
the LI-2 district is in stark contrast to a predominantly residential area where the presence of homes, 
townhomes, and multi-family residential buildings indicates families and children are likely to be present.  
 

FINDING 

Introduction of 2,000 square foot residential units suitable and intended in size for families conflicts with the 
intent of, uses in, and design of the LI-2 zoning district. 

 
2. Affordability challenges 

 
Part of the applicant’s rationale for permitting 2,000 square foot residential units in a Work/Live housing type 
are that this provides a living option within Ketchum that is not likely to be outside of the financial reach of 
local, working families. However, local construction costs will make new construction of a Work/Live building 
out of financial reach for families in Ketchum earning the Median Family Income, and will likely make 
remodeling a space within an existing building out of financial reach as well. 
 
At the absolute minimum, new construction costs in Ketchum are $238/square foot. This cost per square foot 
was calculated by Blaine County Housing Authority on behalf of the City of Ketchum in 2016 and was based on 
the gap between the market rate median cost per square foot of housing listed for sale and the cost per square 
foot affordable to a family of four at the Area Median Income (AMI); the City adopted this cost per square foot 
as the Community Housing in-lieu fee via resolution R16-001. However, it is not uncommon for construction 
costs in Ketchum to greatly exceed this. A 2017 student by EcoNorthwest on behalf of the City of Ketchum 
cited construction costs of $325/square foot for market rate condominiums, $275/square foot for market rate 
rentals, and $275/square foot for Community Housing units; these construction costs were based on the 
consultants’ interviews with local developers in 2016 and 2017 (pg 21, Community Housing Policy Evolution, 
City of Ketchum, ID, November 2017).  
 
The Idaho Department of Building Services states the average remodel cost in Ketchum is $125/square foot. 
Remodel costs can greatly exceed $125/square foot, depending on finishes, or retrofitting costly 
improvements such as fire sprinkler systems.  
 
Nevertheless, using the conservative estimates for construction costs, costs are as follows:  
 

Table 3. Construction Costs 

Construction type 
Cost per 

square foot 
Square footage Total Cost 

New construction  $238 2,000 $476,000 

Remodel $125 2,000 $250,000 

 
Meanwhile, the Median Family Income in Ketchum is $73,163 according to the U.S. Census Bureau’s 2012-
2016 American Community Survey 5-year Estimates (Attachment C). The Census Bureau defines “family” as “a 
group of two people or more (one of whom is the householder) related by birth, marriage, or adoption and 
residing together; all such people (including related subfamily members) are considered as members of one 
family”. While the U.S. Department of Housing and Urban Development (HUD) publishes and uses the 
calculation of affordability for rental housing that rental housing shall cost no more than 30% of a household’s 
monthly income to be deemed affordable, no such rule of thumb for affordability for home purchase price 
exists. Using a simplified mortgage loan calculator available on BankRate.com and the Median Family Income 
in Ketchum the maximum home purchase prices with varying down payments are as follows: 
 

Table 4. Housing Purchase Prices 
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Median Family 
Income – Ketchum 

2016 ACS  

Mortgage 
Rate 

Length of 
Loan 

(years) 

Down 
Payment 

Maximum 
Purchase Price 

Down 
Payment % 

$76,163.00 4.50% 30 $10,000.00 $294,900.00 3.39% 

$76,163.00 4.50% 30 $20,000.00 $304,900.00 6.56% 

$76,163.00 4.50% 30 $40,000.00 $324,900.00 12.31% 

$76,163.00 4.50% 30 $60,000.00 $344,900.00 17.40% 

$76,163.00 4.50% 30 $80,000.00 $364,900.00 21.92% 

source: https://www.bankrate.com/calculators/mortgages/new-house-calculator.aspx 
  

The calculator assumes no other revolving debt (auto loan, student loan, credit card), $2,500 per year in real 
estate taxes and $1,500 per year to insure the property. No Homeowners Association (HOA) or Common Area 
Maintenance (CAM) fees are assumed. The mortgage rate of 4.5% is based on the average 30-year fixed 
mortgage rate in all 50 states on June 15th, 2018. 
 
It is feasible that an uncomplicated remodel of an existing building at $125/square foot could result in a 
residential unit that is affordable to a family in Ketchum. The $125/square foot amount is dependent on there 
being adequate space within an existing, up-to-code building, and there being no outstanding mortgage or 
other debt associated with the business or building. At the lowest conservative value for new construction, a 
stand-alone residential unit of this size could not be constructed and be affordable based on Median Family 
Income, let alone a Work/Live unit in a building with an additional 2,000 square feet or more of commercial 
space. 
 

FINDING 

Introduction of 2,000 square foot residential units suitable and intended in size for families are incapable of 
greatly advancing affordable housing options. 

 
3. Broader implications to LI viability  

 
While Work/Live facilitates a variety of goals enumerated in the Comprehensive Plan, many of which are sited 
by the applicant, introduction of 2,000 square foot residential units suitable for families into the LI-2 zone must 
be cautioned because residential encroachment has proven a harbinger of the loss of industrial uses in other 
cities in the United States; larger square footage exacerbates this issue and facilitates misuse abuse of the 
Work/Live intent.  
 
For example, Aspen, Colorado no longer allows market rate residential and commercial uses to occur within 
the same building in the majority of their commercial zones, including their light industrial area and their 
community core. Due to the dynamics of the market in Aspen, “mixed-use” properties in commercial areas 
were being remodeled to include modern residential units and the property owners were then choosing to 
leave the commercial storefronts vacant in order to avoid the noise and activity associated with commerce. In 
response to this trend Aspen issued a moratorium on residential/commercial mixed-use development, which 
in 2017 led to a permanent zoning code text amendment prohibiting new residential/commercial mixed-use 
buildings.  
 
Similar misuse, or abuse, of a Work/Live zoning code text amendment permitting 2,000 square foot residential 
units could occur in Ketchum. The LI-2 zoning district in Ketchum permits uses that are arguably not, or not 
always, “light industrial” – such as commercial studios (artist studios), health and fitness facilities, and 
professional service offices. The proposed text amendment would allow a property owner to develop an artist 
studio, boutique health or fitness studio, or other use that does not meet the true intent of the Light Industrial 
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area per the zoning code and Comprehensive Plan and may see little or no customer or client activity, with a 
spacious 2,000 square foot residential unit that could be lived in only occasionally. Meanwhile, land intended 
for light industrial purposes would be unavailable for such uses. 
 
Looking to metropolitan areas, rezoning of industrial areas in New York City has resulted time and time again 
in residential development pushing the land values upward and both industrial land owners either selling out 
in order to profit from the increased land values and new industrial uses being unable to afford land or rents in 
areas that were formerly residential. A 2015 Pratt Center for Community Development study, Making Room 
for Housing and Jobs, confirms this phenomenon, with selected findings reported in a 2015 article in the online 
publication Gothamist (Attachment E). Anecdotes from developers were shared in a 2017 Village Voice article, 
Williamsburg’s Industrial Businesses Are Fleeing (Attachment D). While Ketchum, Idaho is not New York and its 
boroughs, Ketchum experiences the same phenomenon of residential uses driving land values upward due to 
the desirability of living, or owning real estate for occasional or vacation use, in an amenity-rich place. 
Additionally, the phenomenon of rising land values in industrial areas is not limited to New York; whether an 
active industrial area is rezoned or a formerly industrial area is gentrified (first by artists, then others – termed 
the “SoHo effect”, after the first documented case, which occurred in New York’s SoHo in the 1960s), the 
occurrence is widespread (see the cities of Baltimore, Oakland, San Francisco, Cincinnati, Chicago, St. Louis, 
Portland, OR and Portland, ME, etc. for examples). 
 

FINDING 

Threatening to the viability of the LI-2 district as the only area in Ketchum set aside for light manufacturing, 
service industries, and bulk retail due to the phenomenon evidenced in other jurisdictions of residential land 
uses causing land values to rise. 

 
4. Impacts of 2,000 square foot units for families cannot be mitigated through the Conditional Use Permit 

process 
 
The evaluation criteria for granting Conditional Use Permits are as follows: 

 
17.116.030: CONDITIONAL USE PERMIT CRITERIA: 
 
A. The characteristics of the conditional use will not be unreasonably incompatible with the types of uses 
permitted in the applicable zoning district; 
B. The conditional use will not materially endanger the health, safety and welfare of the community; 
C. The conditional use is such that pedestrian and vehicular traffic associated with the use will not be hazardous 
or conflict with existing and anticipated traffic in the neighborhood; 
D. The conditional use will be supported by adequate public facilities or services and will not adversely affect 
public services to the surrounding area, or conditions can be established to mitigate adverse impacts; and 
E. The conditional use is not in conflict with the policies of the comprehensive plan or the basic purposes of this 
chapter.  

 
Criteria D can likely be met by all Work/Live uses because the LI-2 zone is served by existing streets and 
utilities. Allowing the Work/Live use with residential units up to 2,000 square feet effectively negate Criteria A, 
B, and E – if the use is permitted Conditionally, the zoning code is indicating that the use is not unreasonably 
incompatible, the use will not endanger health, safety, and welfare, and the use does not conflict with the 
Comprehensive Plan. Developments with a single Work/Live unit likely nullify Criteria C, since a strong case can 
be made that one single residential unit, on a case by case basis, will not cause conflict with existing and 
anticipated traffic in the neighborhood. 
 
Rather, it is the cumulative effect of many residential dwellings designed for families that are unreasonably 
incompatible with the other uses in the zoning district (Criteria A), or may cause unsafe pedestrian traffic 
(Criteria C), for example. As such, permitting Live/Work units with a residential component up to 2,000 square 
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feet should not be allowed either by-right, as a Permitted Use, or as a Conditional Use because the Conditional 
Use Permit criteria is not strong enough to mitigate the cumulative effect of families living in the LI-2 district. 
 

FINDING 

Impacts of 2,000 square foot residential units for families cannot be mitigated through the Conditional Use 
Permit process. 

 
 
COMPREHENSIVE PLAN ANALYSIS  
 

Table 5. Comprehensive Plan Analysis 

 
2014 Comprehensive Plan Goals and Policy Analysis 

 

Comprehensive Plan statement Analysis of Amendment Request 
Consistent 
with Comp 

Plan: Yes/No 

Goal H-3 
Ketchum will have a mix of housing types 
and styles. 

The proposed Work/Live unit type represents a 
new housing type, which would increase the mix of 
housing types and styles available in Ketchum. 

Yes 

Goal H-1 
Ketchum will increase its supply of 
homes, including rental and special-needs 
housing for low-, moderate and median-
income households. 

Due to the cost of new construction, and the cost 
of retrofitting life safety systems (fire sprinklers, 
fire separation) into existing buildings, which would 
increase the baseline $125/square foot remodel 
cost, it is unlikely that 2,000 square foot Work/Live 
units would greatly advance housing available for 
Low and Moderate income households. If a 
remodel could be accomplished affordably, the 
Work/Live housing type could be affordable to 
Median income families.  

Generally, 
No 

Policy H-1.4 
Integrated Housing in Business 
and Mixed-Use Areas 
 
Housing should be integrated into the 
downtown core and light industrial areas, 
and close to the ski bases. The resulting 
mix of land use will help promote a greater 
diversity of housing opportunities as well 
as social interactions. 

Integration of housing in general into the light 
industrial area is supported by this Comprehensive 
Plan policy. However, as analyzed in the staff 
report, residential units 2,000 square feet in size 
and suitable for families are likely to undermine the 
purpose and intent of the Light Industrial area. 
Therefore, staff finds the proposal for housing of 
this size in the LI-2 district to be inconsistent with 
the Comprehensive Plan. 

No 

Mixed-Use Industrial Land Use 
 
PRIMARY USES 
Light manufacturing, wholesale, services, 
automotive, workshops, studios, research, 
storage, construction supply, distribution 
and offices make up the bulk of 
development within this district. 
 
SECONDARY USES 
A limited range of residential housing 

Commercial uses are intended to comprise the bulk 
of development in the Light Industrial area. A 
“limited range” of residential housing types are 
intended. The Comprehensive Plan does not 
specify square footage for housing units or specific 
housing types. However, as analyzed in the staff 
report, larger residential units for families conflict 
with many of the Primary Uses identified. 

No 



 
Work/Live Text Amendment – June 25, 2018 
City of Ketchum Planning & Building Department       Page 11 of 12  

types, and supporting retail are provided 
for within this category. Uses should 
generate little traffic from tourists and the 
general public. 

E-2(a) – Light Industrial Area as the 
Primary Location for New Traditional 
Light Industrial and Corporate Park 
Business Growth and Jobs 
 
New employment opportunities will 
focus primarily on clean industries within 
the City’s industrial areas which are 
evolving into vibrant, mixed-use business 
places. 
 
Traditional light industrial includes 
service, warehousing, manufacturing, 
wholesaling, autorelated businesses, rec-
tech, biotechnology, and construction. 

As analyzed in the staff report, 2,000 square foot 
residential units intended for families have the 
potential for misuse and abuse, which would 
undermine the viability of the Light Industrial area. 

No 

   

   

 
 
TEXT AMENDMENT OPTIONS AND IMPLICATIONS 
 
Because the text amendments proposed by the applicant are changes to definitions and the District Use 
Matrix, if the text amendments are approved and adopted the standards will apply to the entirety of the LI-2 
zoning district. 
 
The table below contains an analysis of the implications of approving the text amendment as proposed by the 
applicant and analysis of alternatives to the applicant’s proposal. 
 

Table 6. Text Amendment Options and Implications 

Option Description Implication 

1. Approve text amendment 
as proposed by the 
applicant 

• Intent, uses, and design of LI-2 will conflict with 2,000 square 
foot residential units 

• Affordability claims unlikely to be met 

• Potential broader implications for viability of LI introduced 

2. Recommend denial of 
proposed text amendment 

Status quo, residential units up to 1,000 square feet will continue to 
be allowed with a Conditional Use Permit 

3. Continue hearing to a date 
certain with direction to 
staff for additional analysis 

• Further analysis may reveal additional negative or positive 
implications of proposed text amendment 

• Further analysis could lead to modifications of proposed text 
amendment that would mitigate implications identified in #1 
while meeting applicant’s goals 

4. Table hearing  • Tabling hearing would allow city-initiated holistic analysis of 
amendments to LI zones to mature 

• Could lead to modifications of proposed text amendment that 
would mitigate implications identified in #1 while meeting 
applicant’s goals 
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STAFF RECOMMENDATION 
 
Based on the staff report, the applicant’s presentation and public comment, the Planning and Zoning 
Commission should do one of the following: 
 

1. Recommend approval of the text amendment as proposed by the applicant 
2. Recommend denial of the text amendment as proposed by the applicant 
3. Continue the hearing to a date certain, direct further staff analysis on possible 

modifications 
4. Table the hearing until the city-initiated, more comprehensive analysis of the Light 

Industrial areas matures 
 
Staff recommends proceeding with either Option #1, recommend denial of proposed text amendment, or 
Option #4, table proposed text amendment. 
 
OPTIONAL MOTIONS 
 
3.  “I MOVE TO RECOMMEND DENIAL OF THE ZONING CODE TEXT AMENDMENTS PROPOSED BY STEVE LENTZ 
TO CITY COUNCIL FINDING THE APPLICATION IS NOT IN COMPLIANCE WITH THE COMPREHENSIVE PLAN AND 
(COMMISSION TO INSERT ADDITIONAL REASONS FOR DENIAL).” 
 
2. “I MOVE TO RECOMMEND APPROVAL OF THE ZONING CODE TEXT AMENDMENTS PROPOSED BY STEVE 
LENTZ TO CITY COUNCIL, WITH THE FOLLOWING MODIFICATIONS, (COMMISISION TO INSERT 
MODIFICATIONS), FINDING THE APPLICATION IS (COMMISSION TO INSERT REASONS FOR APPROVAL).” 
 
3. “I MOVE TO CONTINUE THE PUBLIC HEARING ON THE ZONING CODE TEXT AMENDMENTS PROPOSED BY 
STEVE LENTZ TO A DATE CERTAIN ________________ AND DIRECT STAFF TO ___________________. 
 
4. “I MOVE TO TABLE THE PUBLIC HEARING ON THE ZONING CODE TEXT AMENDMENTS PROPOSED BY STEVE 
LENTZ UNTIL THE CITY-INITIATED ANALYSIS OF THE LIGHT INDUSTRIAL ZONES PROGRESSES TO A POINT AT 
WHICH RESIDENTIAL USES AND THEIR IMPLICATIONS HAVE BEEN ANALYZED.” 
 
 
ATTACHMENTS  
 

A. Applicant submittals (application, narrative, proposal) 
B. Light Industrial Districts Study Area & Points of Interest map  
C. U.S. Census Bureau, American Community Survey 2012-2016, Selected Economic Characteristics, 

Ketchum, ID 
D. Williamsburg’s Industrial Businesses Are Fleeing 
E. Williamsburg Warns East New York About Industrial-Strength Gentrification 

 



A. Applicant submittals (application, narrative, proposal) 

  





April 27, 2018 

Mr. John Gaeddert 

P.O. Box 54 
40 I Lewis Street 

145 Northwood Way 
Sun Valley, ID 83353 

208-726-8888 office 208-726-2288 fax 

www.TheAmericanSafari.com 

Planning and Building Department Director 
City of Ketchum 
480 East Avenue North 
Ketchum, Idaho 83340 

Re: Proposed text amendment to the Light Industrial 2 (LI-2) zoning district 

Dear John, 

I' ve been a business owner in Ketchum's LI for 38 years. My wife, Annie and I operate a 
wilderness river outfitting company on three Wild and Scenic rivers in Idaho. Our operations 
base is 145 Northwood Way. Within the property, our daughter manages a commercial kitchen 
purchasing, preparing, and packaging 1000 plates of food per week from May - October. In the 
field, our oldest son is a lead guide licensed by the State of Idaho who guides with 10 other 
homegrown WRV natives. We define a family business. When I first located the business at 220 
Lewis Street in 1980, the street ended at what's now the Cox building and the Tuesday train still 
ran down the west side of the street. 

When the current Light Industrial district policies were written, industrial use was a fading light 
in Ketchum. Home and office based businesses that operated online hadn' t been realized. From 
editors, to marketers, to artists, the definition of industrial in Ketchum has changed and the LI is 
a recipient of that change. The Spot reflects the welcome direction. Two thirds of the year, our 
business is committed to marketing outreach bringing people from all over the world to Ketchum 
so they can experience the pristine environments in which we outfit. We meet our guests the day 
before their departure at Memory Park and talk about last minute purchases and where to obtain 
them. Every established hotel, retail outdoor shop and restaurant in town knows our business and 
appreciates the people we bring to Ketchum. 



The Ketchum Comprehensive Plan stated in 2014 to "Reevaluate Light Industrial Use and 
Development Standards, P&B, P&Z immediately". This direction has sat quietly on the back 
burner for the last three years, but needed change will hopefully proceed with the new 
administration elected last fall. 

In light of recent renewed interest in solving Ketchurn's problem with a lack of housing within 
the financial reach of its working citizens and small business owners, I would like to propose a 
minor text amendment to the LI-2 zoning district ordinance. The amendment would allow a 
work/live use, in which a business, operating under an allowed use in the district, would be 
allowed to have an associated residential unit in excess of the currently allowed 1000 sf 
maximum. This would be allowed only when the residential and business uses are owned by the 
same entity and are occupied by either the business owner and his/her family or an employee of 
the business and his/her family. This will create opportunities for a new variety of housing in the 
city, to attract new and retain existing businesses, to keep business owners and their families in 
Ketchum year-round and after hours and to reduce commute traffic and environmental impacts. 
It will create these opportunities without negatively impacting the ability of the city' s LI-2 
zoning district to perform its important economic function or to impact parking availability in 
any way. The proposed text change is strongly supported by the City's Comprehensive Plan, as 
outlined in the attached code amendment proposal. 

Thank you for your consideration in this matter. 

Sincerely, 

Steve Lentz 

Sc~·e 1.enCJ. 
I '1tr "'"l Awdy AJ..,eutureM 

4-01 Lewi• Street 

P.O. Bo11. s+ 
Sun Valley. Idaho 83353 

800-232 - 8588 
208- j26-8888 uffice 

208-j:zb-2288 fo<"l'itnile 

www. ThcAmc r icanSafari . com 



Proposed Text Amendment to Allow Work-Live Units in the Light Industrial 2 
(Ll-2) Zoning District 

Request: Add a new Work-Live use to Section 17.12.020: District Use Matrix: 

Allow as permitted (or conditional use, if the Planning and Zoning Commission determines that 

is necessary) Work-Live units in Ll-2 zoning district. 

Add two new definitions to Chapter 17 .08: Definitions: 

WORK/LIVE: a structure or portion of a structure: 

1. That combines a commercial/light industrial activity allowed in the zone with a 

residential living space for the owner of the commercial or manufacturing business, 

or the owner's employee, and that person's household, where the residential use of 

the space is secondary to the primary use as a place of work; 

2. Where the resident owner or employee of the business is responsible for the 

commercial/light industrial activity performed; and 

3. Where the commercial/light industrial activity conducted takes place subject to a 

valid business license associated with the premises. 

SECONDARY: means that: 

1. The secondary use is smaller than the primary use; 

2. In no case is the secondary use larger than 2000 square feet (See discussion on size, 
page 6.); 

3. The secondary use is not located at street level; and 

4. Access to the secondary use is not located in a prominent, street level location and 

is, preferably, located to the side or the rear of the property. 

The above definitions are adapted from the American Planning Association's Planning Advisory Service 

Report #556, Smart Codes: Model Land-Development Regulations, Chapter 4.2. Model Live/Work 

Ordinance. 

Purpose: 

The purpose of this proposed text amendment is to provide additional housing opportunities for local 

business owners, or their employees, while maintaining the health and viability of Ketchum's Light 

Industrial 2 (Ll-2) zoning district. It is intended to allow a small additional degree of flexibility to the 
current housing regulations in the Ll-2, without suggesting larger more comprehensive changes that 

would be more appropriately addressed as a larger scope, City-initiated undertaking. It is intended to 

allow for a greater variety of housing types than the current zoning structure allows, so that family­

owned businesses can operate while living relatively affordably in Ketchum. It will not increase the 

amount of housing that is allowed in the zoning district, or will it change parking requirements or the 
allowed uses in the district. 

1 



Work/Live History: 

Combining work and living in a single building has been the norm, rather than the exception, for much of 

human history. Most work was done in or near the home until the industrial revolution, after which, in 

the 20th century, modern zoning began requiring strict separation of commercial, industrial and 

residential uses. However, live/work units, including an artist's loft, a residential unit housing a family 

above a "mom and pop" general store in a small rural community, a lawyer's office at the street front 

with a residential cottage behind or even a family farm with a produce stand out on the road, have 

persisted and flourished up until current times. With the advent of the internet and wireless 

technology, our ability to work from where we live has been dramatically increased. Working where you 

live eliminates the commute to work, thus helping to limit our greenhouse gas production, quality of life 

is enhanced by reducing commute time and work/live situations contribute to the vibrancy and safety of 

the community when a full-time presence, with eyes on the street and year-round purchasing power, is 

located in a community. Many communities, including Seattle, WA; Austin, TX and Oakland, CA have 

implemented codes to allow live/work situations. The history and current trends, including Smart 

Growth and New Urbanism principles, in work/live/play opportunities are well documented on-line and 

in various publications, a few of which are included the list of resources at the end of this proposal. 

Comprehensive Plan Compliance: 

Analysis of the City of Ketchum's Comprehensive Plan finds that the proposed text amendment is 

supported by and is in conformance with the comprehensive plan sections below. Allowing work/live 

units in the Ll-2 zoning district will provide additional employment and housing opportunities, help 

attract and keep·full-time residents in Ketchum, contribute to Ketchum's environmental goals, and 

retain the functionality of the light industrial district without eroding its purpose as a light 

industrial/commercial support district to the city. It will support the future land use map goals and 

policies and will be a small step towards implementing the vision of the comprehensive plan in the City's 

regulatory structure. 

Chapter 1: Community Vision and Core Values 

1. A Strong and Diverse Economy 

Ketchum sees itself with a stable and diverse economy melding the benefits of our traditional 
tourism economy with businesses that serve the year-round population. Our town promotes its 
friendly and safe small-town character, including our excellent schools and openness to 
entrepreneurship. We value a thriving year-round population of people who can work, live and 
engage in a dynamic Ketchum community. We value and support local businesses that 
contribute to our uniqueness and vibrancy. We welcome new companies. We have excellent 
infrastructure, including state-of-the-art broadband, to support a wide range of businesses. We 
also realize that the changing and competitive tourism industry requires us to strive to be an 
exciting place and aggressively broaden our marketing efforts to reach new potential visitors. 

4. A Variety of Housing Options 

Ketchum values a community where people who wish to work and live here can do so. With 
housing and land prices expected to grow and wages expected to remain relatively constant, the 
community must explore ways to ensure that citizens have a reasonable choice of housing. 

2 



Ketchum strives to use creative solutions to housing diversity by looking to partnerships, 
evaluating zoning, density, and infill policies; removing barriers, and creating incentives to 
achieve our goals. In order to maintain a strong economy with a base of jobs and a diverse 
demographic of residents, it is important for the community to provide a varied supply of 
housing choices-both year-round work force housing and second homes for seasonal residents. 

10. A "Greener'' Community 

Ketchum understands that there are global challenges too large for any one community to solve, 
but believes in doing its share to address them. We will strive to integrate best practices in 
energy conservation, renewable energy use, multimodal transportation, waste reduction and 
recycling, low-impact development, storm water management, tree preservation, and local food 
production, among other areas. We value the quality and quantity of our water resources that 
we have and will work to conserve them. We will work to build partnerships with businesses, the 
resort and lodging industry, the development sector, and others in order to raise awareness 
about the importance of being a "greener" community. 

Chapter 2: A Strong and Diverse Economy 

Goal E-1: Ketchum will work to retain and help expand existing independent small local 
businesses and corporations. Our unique existing businesses are an important component to our 
economic sustainability. They provide opportunities for local asset accumulation, and contribute 
to the small-town character and uniqueness of Ketchum. 

Policy E-1{a} Support for Local, Independent Businesses: Our community will foster a 
business climate that helps to retain our existing businesses and to attract and support 
new independent local businesses. This will reduce economic leakages to other 
communities and provide residents with essential goods and services. We also will work 
to encourage a greater local purchasing culture and identify voids in businesses or 
services that are contributing to the leakage. 

Goal E-2: Ketchum will support and attract businesses and industries that diversify and sustain 
the local economy and level out seasonal fluctuations. Businesses have used local 
entrepreneurial talent to build on the outdoor recreation, biotechnology, computer, and web­
based industries, including the financial sector. These businesses are models for the future 
"innovation economy" that our community seeks. The community also supports recruiting other 
small businesses, whether they are sole proprietorships or satellite offices of larger businesses. 
The key to our success is making Ketchum an attractive place to live and providing necessary 
infrastructure, affordable housing, transportation, good schools, medical services, and adequate 
land for businesses. 

Policy E-2 (a} Ught Industrial Area as the Primary Location for New Traditional Ught 
Industrial and Corporate Park Business Growth and Jobs: New employment 
opportunities will focus primarily on clean industries within the City's industrial areas, 
which are evolving into vibrant, mixed-use business places. 
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Chapter 3: Housing 

Goal H-1: Ketchum will increase its supply of homes, including rental and special-needs housing 

for low, moderate and median-income households. 

Policy H-1.4: Integrated Housing in Business and Mixed-Use Areas: Housing should be 

integrated into the downtown core and light industrial areas, and close to the ski bases. 

The resulting mix of land use will help promote a greater diversity of housing 

opportunities as well as social interactions. 

Goal H-3: Ketchum will have a mix of housing types and styles. 

Policy H-3.1 Mixture of Housing Types in New Development: The City should encourage 

the private sector, through land-use regulations and incentive programs, to provide a 

mixture of housing types with varied price ranges and densities that meet a variety of 

needs. The City will evaluate the use of incentives, such as flexibility in height, density 

and parking requirements to achieve greater housing diversity. Additionally, the City will 

promote the siting of higher density housing near public transportation, the ski base 

areas, shopping, and designated neighborhoods and districts. 

Chapter 4: Community Design and Neighborhoods 

Goal CD-1: Our community will preserve its small-town character and the distinct image of 

neighborhoods and districts. The community already has adopted a number of measures in its 

various planning and regulatory documents to help preserve small-town character. Therefore, 

the approaches to improve community design generally build on and refine some of the tools 

already in use. 

Policy CD-1.1: Unique Design Elements for Identifiable Neighborhoods: Each 

neighborhood or district should include a mix of design elements that will reinforce its 

unique design quality. 

Policy CD-1.3 Compatible Infill and Redevelopment Projects: Infill and redevelopment 

projects should be contextually appropriate to the neighborhood and development in 

which they will occur. Context refers to the natural and manmade features adjoining a 

development site; it does not imply a certain style. 

Goal NR6: Promote and support energy conservation and reduction of greenhouse gases. 

Policy NR6.3 Energy-effident Land Use: The City will encourage energy conservation of 

energy and GHG reductions through land-use policies and regulations governing 

placement, orientation, design, and clustering of development. 

Goal M-1: Promote land use patterns, densities and mobility planning that maximizes 

investments and promotes safe and efficient mobility. 

Policy M-1.1 Balanced Land Uses and Transportation System: Balance land uses and 

the transportation system to maintain and improve current levels of mobility. 
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Policy M-1.3 Compact Development and Housing Downtown and in Activity Centers: 

Encourage compact development, mixed uses, and additional housing density in the 

downtown and in high activity areas. This will increase opportunities for walking, 

bicycling and transit ridership and reduce vehicle trips. 

Chapter U: Future Land Use 

Future Land Use Plan: Mixed-Use Industrial category: 

PRIMARY USES: Ught manufacturing, wholesale, services, automotive, workshops, 

studios, research, storage, construction supply, distribution and offices make up the bulk 

of development within this district. 

SECONDARY USES: A limited range of residential housing types, and supporting retail 

are provided for within this category. Uses should generate little traffic from tourists and 

the general public. 

CHARACTERISTICS AND LOCATION: The Mixed-Use Industrial category is intended to 

provide critical lands for Ketchum's economic growth and entrepreneurial opportunity 

within a vibrant business district where people can work and live in the some area. 

Goal LU-1: Promote a functional, compact, and mixed-use pattern that integrates and balances 

residential and non-residential land uses. Communities strive to integrate a mix of land uses and 

to keep residential and non-residential lands in balance. The reasons include promoting housing 

affordability, lessening commuter traffic and generating sufficient revenues to provide services 

and facilities for residents. The Future Land Use Plan intends to strike a reasonable mix and 

balance of different land uses, particularly residential and non-residential uses. Analysis of 

current land use patterns in Ketchum indicates that a continued shortage of affordable housing 

for workers. (See Blaine County Housing Authority and Sun Valley Boord of Realtors data, 

referenced in Appendix A). This shortage of affordable housing relative to local jobs increases 

commuter traffic. 

Policy LU-1.1 Integrated and Compatible Mix of Land Uses: Use the Future Land Use 

Pion to guide decisions about growth and development. The Future Land Use Pion 

identifies locations of land-use classifications within both the city limits and the ACI. 

Policy LU-1.4 Balance between Jobs and Housing: The City will strive to ensure that a 

reasonable balance exists between housing demand, created by growth in jobs, and 

residential development in order to support a year-round resident population. 

Goal LU-2: Support infill and redevelopment in the downtown, major activity areas and specific 

areas that can toke advantage of proximity to services and transportation. Infill means the 

creation of new buildings on vacant sites in a built up area. Redevelopment means the more 

intensive use of existing underused buildings and sites or the replacement of buildings with 

larger buildings. If properly designed, infill and redevelopment con complement existing 

neighborhoods to keep the city dynamic, competitive, and economically viable in the 

marketplace. Appropriate change and activity can provide useful improvements while meeting 
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new needs and challenges. While infill and redevelopment is desirable infill standards are needed 

to ensure compatibility with neighborhoods and districts. 

Policy LU-2.1 Infill and Redevelopment: Support intensification of land uses on 

appropriate infill and redevelopment sites in the following areas: 

• Downtown; 

• Industrial areas; 

• St. Luke's Hospital/McHanville/Cold Springs Canyon 

• Warm Springs area; and 

• Existing neighborhoods with significant vacant parcels. 

Policy LU-2.2: Compatible Residential Infill Appropriate types of infill include the new 

residential units on vacant lots/areas, additions to existing units, accessory dwelling 

units, and residential units with businesses. Ensure that residential infill is compatible in 

character and scale within the surrounding neighborhood. 

Goal LU-3: Create land use patterns that reinforce the use of transit and other alternative 

transportation modes. The community supports a development pattern that encourages the use 

of diverse transportation modes. The intent is to enhance opportunities to use alternative modes 

through the creation of a convenient, affordable and user- friendly transit system and walking 

and bicycling facilities. 

Policy LU-3.1 Land Use Densities to Support Transit: The Future Land Use Plan promotes 

the concept of mixed-use districts to support transit. The plan promotes more intensively 

developed activity areas surrounded by walkable neighborhoods with a variety of 

residential densities compatible with the transit. 

Chapter 13: Plan Implementation and Monitoring 

Regulatory Changes: The City's development regulations will need to be consistent with the 

goals and policies of the Plan for it to be realized. The City may need to revise the development 

regulations and standards in some instances to achieve these goals and policies. For example, 

the Plan recommends reevaluation of the form based code, infill and affordable housing 

provisions. Generally, revisions to land development regulations should occur soon after 

adoption of the Plan. 

Proposed size of secondary unit: 

According to the 2010 census, in the United States, the median household size was 2.58 people, and the 

median single-family home size was 2169 square feet (sf). The median single-family home size rose to 

2422 sf in 2016, and the median for-sale multi-family home built in 2016 had an area of 1706 sf. The 

current Ll-2 zoning allows 50% of a building to be dedicated to residential uses, but it limits residential 

unit size to 1000 sf. A 1000 sf unit can hardly accommodate two bedrooms, let alone a third, a den or 

office space and storage needs. The 2000 sf threshold was chosen as a compromise between the 

median US home size and the denser, more urban character of Ketchum's Ll-2 district, without allowing 

units so large that they would likely be outside the financial reach of local, working families. A maximum 

of 2000 sf would allow design of a compact, three-bedroom home, with a small office and adequate 

storage to support Ketchum's multi-season, outdoor lifestyle. 
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Mobility: 

While the existing Ll-2 zoning district has a light industrial/commercial feel, it has an existing, well­

connected sidewalk system and is located within just a few blocks of the Mountain Rides transit system 

route and the Wood River Trail system on Saddle and Warm Springs Roads. The existing sidewalk 

connections are complete from Northwood Way, down Lewis Street to Warm Springs Road on the west 

sides of the streets, almost complete (with the exception of the southern-most section of Lewis Street) 

on the east side of the streets, and an existing easement provides access from Lewis Street through City 

property to the YMCA. The current municipal code requires that missing sections of sidewalks shall be 

installed as the adjacent properties develop or perform any substantia l improvements, so, once the 

property at 1000 Warm Springs Road redevelops, the sidewalk system will be close to complete. Within 

a half mile radius, there are multiple amenities for residents, including parks, schools, a church, a 

theater, restaurants, athletic clubs, a golf course and a variety of shops, including a convenience store. 

Summary: 

The long-standing tradition of living and working in one place has been revived with current Smart 

Growth/New Urbanism planning theory and the opportunities provided by the internet. Live/work 

situations provide opportunity for a healthy, year-round economy, housing variety, intact 

neighborhoods and addressing environment concerns. The work/live proposal submitted herein fine 

tunes the live/work concept to Ketchum's light industrial area by emphasizing the work component, 

while still providing opportunity for local business people and their families to live, work (and play) in 

the same community. The proposal will not change currently allowed housing/business area ratios, 

parking requirements or the allowed uses in the zoning district. 

Resources: 

American Planning Association's Planning Advisory Service Report #556, Smart Codes: Model Land­

Development Regulations, Chapter 4.2. Model Live/Work Ordinance 

What is Smart Growth?: https://smartgrowthamerica.org/our-vision/what-is-smart-growth/ 

Congress for the New Urbanism: https://www.cnu.org/ 

A Brief History of the Work Home: http://www.theworkhome.com/history-workhome/ 

The Ten Truths of Live-Work Planning Policy, Thomas Dolan Architecture : http://live-work.com/live­

work/the-ten-truths-of-live-work-planning-policy/ 
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DP03 SELECTED ECONOMIC CHARACTERISTICS  
 2012-2016 American Community Survey 5-Year Estimates

Tell us what you think. Provide feedback to help make American Community Survey data more useful for you.
  

Although the American Community Survey (ACS) produces population, demographic and housing unit estimates, it is the Census Bureau's Population Estimates Program that produces and
disseminates the official estimates of the population for the nation, states, counties, cities and towns and estimates of housing units for states and counties.

  

Supporting documentation on code lists, subject definitions, data accuracy, and statistical testing can be found on the American Community Survey website in the Data and Documentation section.
  

Sample size and data quality measures (including coverage rates, allocation rates, and response rates) can be found on the American Community Survey website in the Methodology section.
  

Versions of this
table are available
for the following
years:

2016
2015
2014
2013
2012
2011
2010

Subject

Ketchum city, Idaho

Estimate
Margin of

Error Percent
Percent Margin

of Error
EMPLOYMENT STATUS     

Population 16 years and over 2,450 +/-104 2,450 (X)
In labor force 1,919 +/-201 78.3% +/-6.8

Civilian labor force 1,919 +/-201 78.3% +/-6.8
Employed 1,859 +/-204 75.9% +/-7.0
Unemployed 60 +/-70 2.4% +/-2.8

Armed Forces 0 +/-11 0.0% +/-1.2
Not in labor force 531 +/-163 21.7% +/-6.8

     
Civilian labor force 1,919 +/-201 1,919 (X)

Unemployment Rate (X) (X) 3.1% +/-3.6
     
Females 16 years and over 1,317 +/-128 1,317 (X)

In labor force 964 +/-161 73.2% +/-9.0
Civilian labor force 964 +/-161 73.2% +/-9.0

Employed 964 +/-161 73.2% +/-9.0
     
Own children of the householder under 6 years 84 +/-55 84 (X)

All parents in family in labor force 48 +/-42 57.1% +/-35.2
     
Own children of the householder 6 to 17 years 185 +/-95 185 (X)

All parents in family in labor force 145 +/-91 78.4% +/-19.4
     
COMMUTING TO WORK     

Workers 16 years and over 1,824 +/-213 1,824 (X)
Car, truck, or van -- drove alone 1,328 +/-210 72.8% +/-8.4
Car, truck, or van -- carpooled 92 +/-77 5.0% +/-4.1
Public transportation (excluding taxicab) 0 +/-11 0.0% +/-1.6
Walked 102 +/-84 5.6% +/-4.4
Other means 142 +/-86 7.8% +/-4.9
Worked at home 160 +/-86 8.8% +/-4.6
     
Mean travel time to work (minutes) 8.9 +/-1.5 (X) (X)

     
OCCUPATION     

Civilian employed population 16 years and over 1,859 +/-204 1,859 (X)
Management, business, science, and arts occupations 861 +/-175 46.3% +/-8.0
Service occupations 330 +/-145 17.8% +/-7.4
Sales and office occupations 425 +/-129 22.9% +/-6.4
Natural resources, construction, and maintenance occupations 188 +/-95 10.1% +/-5.1
Production, transportation, and material moving occupations 55 +/-42 3.0% +/-2.3

     
INDUSTRY     

Civilian employed population 16 years and over 1,859 +/-204 1,859 (X)
Agriculture, forestry, fishing and hunting, and mining 0 +/-11 0.0% +/-1.6
Construction 181 +/-95 9.7% +/-5.1
Manufacturing 44 +/-46 2.4% +/-2.5
Wholesale trade 12 +/-18 0.6% +/-1.0
Retail trade 245 +/-108 13.2% +/-5.9
Transportation and warehousing, and utilities 44 +/-49 2.4% +/-2.7
Information 31 +/-36 1.7% +/-2.0
Finance and insurance, and real estate and rental and leasing 163 +/-88 8.8% +/-4.5
Professional, scientific, and management, and administrative and waste management services 369 +/-156 19.8% +/-7.8
Educational services, and health care and social assistance 201 +/-88 10.8% +/-4.6
Arts, entertainment, and recreation, and accommodation and food services 437 +/-195 23.5% +/-9.9
Other services, except public administration 47 +/-53 2.5% +/-2.9
Public administration 85 +/-52 4.6% +/-3.0

     
CLASS OF WORKER     

Civilian employed population 16 years and over 1,859 +/-204 1,859 (X)
Private wage and salary workers 1,344 +/-222 72.3% +/-7.5
Government workers 119 +/-65 6.4% +/-3.7
Self-employed in own not incorporated business workers 396 +/-125 21.3% +/-6.5
Unpaid family workers 0 +/-11 0.0% +/-1.6

     
INCOME AND BENEFITS (IN 2016 INFLATION-ADJUSTED DOLLARS)     

Total households 1,520 +/-149 1,520 (X)
Less than $10,000 56 +/-52 3.7% +/-3.4
$10,000 to $14,999 12 +/-14 0.8% +/-0.9
$15,000 to $24,999 165 +/-99 10.9% +/-6.0
$25,000 to $34,999 193 +/-88 12.7% +/-5.4
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Subject

Ketchum city, Idaho

Estimate
Margin of

Error Percent
Percent Margin

of Error
$35,000 to $49,999 287 +/-108 18.9% +/-7.2
$50,000 to $74,999 290 +/-109 19.1% +/-7.0
$75,000 to $99,999 196 +/-97 12.9% +/-6.3
$100,000 to $149,999 180 +/-81 11.8% +/-5.4
$150,000 to $199,999 42 +/-39 2.8% +/-2.6
$200,000 or more 99 +/-61 6.5% +/-4.1
Median household income (dollars) 51,119 +/-4,638 (X) (X)
Mean household income (dollars) 76,833 +/-13,749 (X) (X)
     
With earnings 1,300 +/-150 85.5% +/-6.7

Mean earnings (dollars) 68,674 +/-14,622 (X) (X)
With Social Security 401 +/-113 26.4% +/-7.3

Mean Social Security income (dollars) 14,935 +/-2,194 (X) (X)
With retirement income 164 +/-89 10.8% +/-5.9

Mean retirement income (dollars) 42,457 +/-17,528 (X) (X)
     
With Supplemental Security Income 0 +/-11 0.0% +/-2.0

Mean Supplemental Security Income (dollars) - ** (X) (X)
With cash public assistance income 12 +/-19 0.8% +/-1.3

Mean cash public assistance income (dollars) N N N N
With Food Stamp/SNAP benefits in the past 12 months 12 +/-19 0.8% +/-1.3

     
Families 571 +/-113 571 (X)

Less than $10,000 0 +/-11 0.0% +/-5.1
$10,000 to $14,999 0 +/-11 0.0% +/-5.1
$15,000 to $24,999 45 +/-48 7.9% +/-7.9
$25,000 to $34,999 48 +/-45 8.4% +/-7.7
$35,000 to $49,999 83 +/-56 14.5% +/-9.8
$50,000 to $74,999 158 +/-83 27.7% +/-14.0
$75,000 to $99,999 49 +/-50 8.6% +/-8.5
$100,000 to $149,999 76 +/-54 13.3% +/-9.4
$150,000 to $199,999 42 +/-39 7.4% +/-6.8
$200,000 or more 70 +/-56 12.3% +/-9.2
Median family income (dollars) 73,163 +/-11,909 (X) (X)
Mean family income (dollars) 104,916 +/-29,511 (X) (X)
     
Per capita income (dollars) 44,143 +/-6,837 (X) (X)

     
Nonfamily households 949 +/-202 949 (X)

Median nonfamily income (dollars) 41,675 +/-10,508 (X) (X)
Mean nonfamily income (dollars) 59,656 +/-10,781 (X) (X)

     
Median earnings for workers (dollars) 32,372 +/-2,749 (X) (X)
Median earnings for male full-time, year-round workers (dollars) 40,095 +/-5,005 (X) (X)
Median earnings for female full-time, year-round workers (dollars) 33,611 +/-7,836 (X) (X)

     
HEALTH INSURANCE COVERAGE     

Civilian noninstitutionalized population 2,719 +/-27 2,719 (X)
With health insurance coverage 2,392 +/-151 88.0% +/-5.4

With private health insurance 2,001 +/-224 73.6% +/-8.2
With public coverage 590 +/-165 21.7% +/-6.1

No health insurance coverage 327 +/-147 12.0% +/-5.4
     
Civilian noninstitutionalized population under 18 years 269 +/-105 269 (X)

No health insurance coverage 0 +/-11 0.0% +/-10.5
     
Civilian noninstitutionalized population 18 to 64 years 1,867 +/-178 1,867 (X)

In labor force: 1,683 +/-216 1,683 (X)
Employed: 1,644 +/-210 1,644 (X)

With health insurance coverage 1,369 +/-209 83.3% +/-7.9
With private health insurance 1,337 +/-204 81.3% +/-8.0
With public coverage 40 +/-39 2.4% +/-2.3

No health insurance coverage 275 +/-136 16.7% +/-7.9
Unemployed: 39 +/-64 39 (X)

With health insurance coverage 0 +/-11 0.0% +/-45.6
With private health insurance 0 +/-11 0.0% +/-45.6
With public coverage 0 +/-11 0.0% +/-45.6

No health insurance coverage 39 +/-64 100.0% +/-45.6
Not in labor force: 184 +/-104 184 (X)

With health insurance coverage 184 +/-104 100.0% +/-15.0
With private health insurance 173 +/-100 94.0% +/-10.2
With public coverage 11 +/-18 6.0% +/-10.2

No health insurance coverage 0 +/-11 0.0% +/-15.0
     
PERCENTAGE OF FAMILIES AND PEOPLE WHOSE INCOME IN THE PAST 12 MONTHS IS BELOW
THE POVERTY LEVEL     

All families (X) (X) 0.0% +/-5.1
With related children of the householder under 18 years (X) (X) 0.0% +/-12.0

With related children of the householder under 5 years only (X) (X) 0.0% +/-29.5
Married couple families (X) (X) 0.0% +/-5.9

With related children of the householder under 18 years (X) (X) 0.0% +/-14.9
With related children of the householder under 5 years only (X) (X) 0.0% +/-33.6

Families with female householder, no husband present (X) (X) 0.0% +/-34.6
With related children of the householder under 18 years (X) (X) 0.0% +/-48.9

With related children of the householder under 5 years only (X) (X) 0.0% +/-76.1
     

BSkelton
Highlight
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Source: U.S. Census Bureau, 2012-2016 American Community Survey 5-Year Estimates
  

Explanation of Symbols:
An '**' entry in the margin of error column indicates that either no sample observations or too few sample observations were available to compute a standard error and thus the margin of error. A
statistical test is not appropriate.
An '-' entry in the estimate column indicates that either no sample observations or too few sample observations were available to compute an estimate, or a ratio of medians cannot be calculated
because one or both of the median estimates falls in the lowest interval or upper interval of an open-ended distribution.
An '-' following a median estimate means the median falls in the lowest interval of an open-ended distribution.
An '+' following a median estimate means the median falls in the upper interval of an open-ended distribution.
An '***' entry in the margin of error column indicates that the median falls in the lowest interval or upper interval of an open-ended distribution. A statistical test is not appropriate.
An '*****' entry in the margin of error column indicates that the estimate is controlled. A statistical test for sampling variability is not appropriate.
An 'N' entry in the estimate and margin of error columns indicates that data for this geographic area cannot be displayed because the number of sample cases is too small.
An '(X)' means that the estimate is not applicable or not available.
 
 

Data are based on a sample and are subject to sampling variability. The degree of uncertainty for an estimate arising from sampling variability is represented through the use of a margin of error. The
value shown here is the 90 percent margin of error. The margin of error can be interpreted roughly as providing a 90 percent probability that the interval defined by the estimate minus the margin of error
and the estimate plus the margin of error (the lower and upper confidence bounds) contains the true value. In addition to sampling variability, the ACS estimates are subject to nonsampling error (for a
discussion of nonsampling variability, see Accuracy of the Data). The effect of nonsampling error is not represented in these tables.

  

Employment and unemployment estimates may vary from the official labor force data released by the Bureau of Labor Statistics because of differences in survey design and data collection. For
guidance on differences in employment and unemployment estimates from different sources go to Labor Force Guidance.

  

Workers include members of the Armed Forces and civilians who were at work last week.
  

Occupation codes are 4-digit codes and are based on Standard Occupational Classification 2010.
  

Industry codes are 4-digit codes and are based on the North American Industry Classification System (NAICS). The Census industry codes for 2013 and later years are based on the 2012 revision of the
NAICS. To allow for the creation of 2012-2016 tables, industry data in the multiyear files (2012-2016) were recoded to 2013 Census industry codes. We recommend using caution when comparing data
coded using 2013 Census industry codes with data coded using Census industry codes prior to 2013. For more information on the Census industry code changes, please visit our website at
https://www.census.gov/people/io/methodology/.

  

Logical coverage edits applying a rules-based assignment of Medicaid, Medicare and military health coverage were added as of 2009 -- please see https://www.census.gov/library/working-
papers/2010/demo/coverage_edits_final.html for more details. The 2008 data table in American FactFinder does not incorporate these edits. Therefore, the estimates that appear in these tables are not
comparable to the estimates in the 2009 and later tables. Select geographies of 2008 data comparable to the 2009 and later tables are available at https://www.census.gov/data/tables/time-series/acs/1-
year-re-run-health-insurance.html. The health insurance coverage category names were modified in 2010. See https://www.census.gov/topics/health/health-
insurance/about/glossary.html#par_textimage_18 for a list of the insurance type definitions.

  

While the 2012-2016 American Community Survey (ACS) data generally reflect the February 2013 Office of Management and Budget (OMB) definitions of metropolitan and micropolitan statistical areas;
in certain instances the names, codes, and boundaries of the principal cities shown in ACS tables may differ from the OMB definitions due to differences in the effective dates of the geographic entities.

  

Estimates of urban and rural population, housing units, and characteristics reflect boundaries of urban areas defined based on Census 2010 data. As a result, data for urban and rural areas from the
ACS do not necessarily reflect the results of ongoing urbanization.

  

Subject

Ketchum city, Idaho

Estimate
Margin of

Error Percent
Percent Margin

of Error
All people (X) (X) 5.4% +/-3.2

Under 18 years (X) (X) 0.0% +/-10.5
Related children of the householder under 18 years (X) (X) 0.0% +/-10.5

Related children of the householder under 5 years (X) (X) 0.0% +/-29.2
Related children of the householder 5 to 17 years (X) (X) 0.0% +/-14.9

18 years and over (X) (X) 6.0% +/-3.5
18 to 64 years (X) (X) 5.4% +/-4.5
65 years and over (X) (X) 7.7% +/-7.7

People in families (X) (X) 0.0% +/-2.1
Unrelated individuals 15 years and over (X) (X) 11.0% +/-6.1

https://www.census.gov/programs-surveys/acs/technical-documentation.html/
https://www.census.gov/hhes/www/laborfor/laborguidance092209.html
https://www.census.gov/people/io/methodology/
https://www.census.gov/library/working-papers/2010/demo/coverage_edits_final.html
https://www.census.gov/data/tables/time-series/acs/1-year-re-run-health-insurance.html
https://www.census.gov/topics/health/health-insurance/about/glossary.html#par_textimage_18
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Williamsburg’s Industrial Businesses Are
Fleeing

While Ciő Hall works on a plan to preserve
manufacŋring in East Williamsburg, the

genňificaĿon buŘsaw is already taking its toll

by GW YNNE HOGAN
NOVEMBER 30, 2017
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Workers at Joyva's confectionary plant in East Williamsburg, which may relocate after 99 years to take
advantage of soaring real estate values.  GWYNNE HOGAN

če Radutzky family has been making halvah, tahini, and jelly rings at their factory in

East Williamsburg since 1918. But rising utility and property tax costs, combined with

the soaring value of their property — a full three city blocks in the designated

industrial zone that sits on the eastern edge of Williamsburg and Greenpoint — are

making the family consider leaving Brooklyn behind for the first time in the

company’s nearly 100 years.
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“We’re not in the real estate [game]. We make candy,” says Richard Raduzky, grandson

of Joyva’s founder, on a recent tour of the impressive factory, which is equipped with

much of the same machinery they’ve used for decades, including a massive

underground tunnel system that funnels tahini between buildings. His small office

inside the sweet-smelling brick building is decorated with decades-old wooden boxes

in which the company once delivered candy bars.

At the same time, “we’ve been approached about our real estate — the market has

come to us,” says Raduzky. “It’s on the table because it never was before.”

če North Brooklyn Industrial Business Zone, a 721-acre swath of land stretching

from Newtown Creek to the northern edge of Bushwick, was established in 2013 (as

an expansion of the East Williamsburg Industrial Park that had been in place since

1982) to help protect what remained of what had once been a hub for breweries and

other industrial uses. Like other manufacturing zones across the city, its zoning

designation allowed for a broad array of uses that includes not only light and heavy

industry, but also hotels, department stores, and office buildings, though for many

years the area remained predominantly industrial.

As of 2015, according to the Department of City Planning’s analysis of state labor

data, the district was home to around 20,000 jobs, 15,000 of them industrial,

including jobs in manufacturing, transportation, and warehousing.

https://googleads.g.doubleclick.net/pcs/click?xai=AKAOjsuP2QzKWWaCtKztdOezjt08qM_cQIayprAZFwZ3Z88eLj2-0L2BxA_kBcGS9rLxUHHgyVpg8rrTg1PhNFi2xBkOTtUSnaXp1Ha2WJzq2BW2UJZU1e1k5yvHqGYiyn_SF76ucreDNKpxBSwFkneTqCrdqpED35Bm8GddOiBUTyN-VxXxD5DRhxck6REGX5aEVqDa-uyjr9TWKCi3ruGm9d2t6LSVbz7xdLGIBNYtiKe_FVYG2nAu3r_T1tTmGQhux86EPNtXpWIS185aPNs&sai=AMfl-YSwA0RXT8H2Pkg4eUQkUHTjgshUk9-BRHnD-i-04IYQ-ozM9SBo_MwDw483yyr7FLVJZk_Px8u6fgqkHhSmN7bKMYI-lMMwjWmN9MV0pGjgXjZ9xSVH0ZvHTNIh&sig=Cg0ArKJSzAiE4Y6WvTb3&adurl=https://goo.gl/cXLpJq
https://www1.nyc.gov/site/planning/plans/north-brooklyn-vision-plan/north-brooklyn-vision-plan.page
https://en.wikipedia.org/wiki/East_Williamsburg,_Brooklyn#East_Williamsburg_Industrial_Park
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While North Brooklyn has been bleeding industrial jobs for decades, a transition

which sped up along the waterfront following Mayor Michael Bloomberg’s 2005

residential rezoning of Williamsburg and Greenpoint, it’s just begun to kick into high

gear as East Williamsburg and Bushwick have grown increasingly attractive to

residents and businesses alike. East Williamsburg’s first new office building opened

up on Bogart Street in August, and a handful more are in the pipeline. čree massive

music venues — Elsewhere, Brooklyn Steel, and Avant Gardner – have opened this

year, all on former industrial land.

Tahini pours into tins stamped with Joyva’s signature sultan logo. GWYNNE HOGAN

če renewed interest in East Williamsburg has actually led to a slight uptick in

industrial jobs, which rose 15 percent between 2010 and 2015, the first increase in the

area in decades that included spikes in jobs in the wholesale trade, waste

management, construction. But jobs in offices, as well as in retail, entertainment, and

https://www.villagevoice.com/2005/04/26/supersized-williamsburg-on-the-way/
https://www.dnainfo.com/new-york/20170504/east-williamsburg/office-east-williamsburg-79-bogart-street
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hospitality, have increased at a far greater clip — up 27 percent and 58 percent

respectively, according to the Department of City Planning.

Leah Archibald, head of Evergreen Exchange, an advocacy group for the area’s

industrial businesses, says that since 2015, the transition from industrial to other uses

has kicked into high gear. She cites several office buildings under construction, as

well as the departure of a handful of industrial businesses in the last two years,

including printing company Alvin J. Bart and Sons and food packers Trans-Packers,

which is leaving East Williamsburg at the end of the year.

https://googleads.g.doubleclick.net/pcs/click?xai=AKAOjst_B8x2sFsSGb81qvAd_m5_bsxm5RnC5l6q6_SJiRSK95JKP6E2qpH1KNq_Zw5_GtKnZ41YsRiB02tvlh8LEOoZ6R2s_SnlD7KYbC5v1M76yOIVWpwMhiJIUA2YzgWoz7Lh5CdV4Wx_J8feXmaCdnujhsxDuPn2hOZHJVMnd0gZM17Atb1841wUZVmNhB8BcRkm71i99sWfBAo6FjnrYBRbv6RFF7cJ91xk0W_A1fIWXMgURHZf3T0zupI7lpDStI6kI1-Qh7CIRd9kfts&sai=AMfl-YTwOUproZrX3OKY_dcUYtwEA3iL5qPVRKO__bQPpbFSUdl3AK5l8HFLxYAyPG3XrnoH_xYIkd3r1yM0EcXKBjfEd6a-J2lop-_FJLHGm1bmcz12d_NWSj85fgFi&sig=Cg0ArKJSzHpuj_PwbVPh&adurl=https://goo.gl/cXLpJq
https://evergreenexchange.org/
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“If the city does nothing, the entire East Williamsburg industrial area will no doubt

turn into an attractively distressed office park, replete with reused timber and Edison

light bulbs,” warns Archibald. “Is that what we want?”

če city has acknowledged these concerns, and says it plans to address them. In 2015,

Mayor Bill de Blasio made a commitment to bolster jobs in the industrial sector, and

the Department of City Planning began a study of the North Brooklyn Industrial

Business Zone, with the goal of finding ways of “preserving and growing industrial

jobs, as well as other compatible jobs in the creative and innovative sectors.”

But a year has passed since the final study was supposed to be released, with the

Department of City Planning now saying it expected to have the report out by the end

of the year.

R E L AT E D
MEDIA

‘There Goes the Neighborhood’ Tackles Brooklyn’s Gentri�ication Problem
by  TAT I A N A  C R A I N E

Advocates like Archibald, who suspect the delay is related more to slow-moving

bureaucracy than to intentional ill will, are hoping that the city’s recommendations

will include a zoning mechanism to slow non-industrial development. “čings that

are not compatible should have some sort of speed bump to slow their development

like hotels or very large venues or homeless shelters,” she says. “We’re not even saying

they should be forbidden. Just put in some sort of public review process.”

A draft of the report released this summer proposed splitting the industrial zone by

transit access, restricting use of the land farther away from L train stops to heavy

industrial use, while creating higher density for mixed office and industrial use closer

to the train stops. Once the official recommendations come out, they’ll have to go

http://www1.nyc.gov/site/planning/plans/north-brooklyn-vision-plan/north-brooklyn-vision-plan.page
https://www.villagevoice.com/2016/03/10/there-goes-the-neighborhood-tackles-brooklyns-gentrification-problem/
https://www.villagevoice.com/city/media/
https://www.villagevoice.com/2016/03/10/there-goes-the-neighborhood-tackles-brooklyns-gentrification-problem/
https://www.villagevoice.com/author/tatianacraine/
https://www1.nyc.gov/assets/planning/download/pdf/plans-studies/north-brooklyn-vision-plan/revised-landuse-framework.pdf?r=1
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through a formal land use rezoning process, which will take months; during that time,

there’s the risk that pressures from the real estate industry could alter or impede

them from being implemented.

Real estate mogul Jamie Wiseman of Cayuga Capital, which has redeveloped a

handful of plots of industrial land into commercial and residential buildings across

Williamsburg and Bushwick — including 321 Starr Street, on track to becoming a

climbing gym — argues that the trend toward offices and nightlife venues isn’t some

nefarious land grab by developers. Rather, he says, industrial business owners are

making a calculation to cash in on the value of the land they own and relocating to

areas where it’s cheaper for them to operate.

“Industrial businesses need to go where their labor is cheap and their power is cheap

and their space is cheap,” says Wiseman. “And unfortunately in New York, none of

those things is true.” Of Evergreen Exchange’s opposition to redevelopment, he says,

“Leah Archibald is putting up the good fight, but she’s kind of fighting gravity.”

http://www.cayugacapital.com/team/
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Richard Radutzky, co-owner of Joyva in East Williamsburg.  GWYNNE HOGAN

While the area’s new uses may not be industrial, says Wiseman, “at least these

businesses are growing and employing a lot of people.” čough, he adds: “It may not

be the same people.”
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Indeed, the majority of the new jobs created in offices and nightlife cater to younger,

tech-savvier millennials. če area’s industrial businesses have offered a foot in the

economic door for many first-generation immigrants, who may not have higher

education or English language skills, but who do have craftsmanship. About half of

the workers in the North Brooklyn industrial area come from the surrounding

neighborhoods of Bushwick, Williamsburg, Maspeth, Ridgewood, and Middle Village,

according to an unscientific survey of local businesses, says Archibald.

Some property owners are listening to the concerns of the community and are

undertaking creative solutions on their own to bridge the gap.

http://googleads.g.doubleclick.net/pcs/click?xai=AKAOjssB9rOqhtIZcKuKRnVog3pgGXPNXpk84uOitYtUsC3uQDZdBXf9ZdVbYE1jRaNvfXracijGH2uCJk7fFt-XlMg3GXkgBnhIfmhqFnpBP-IDZH8nqCHT5gbF-sOvJ_ZsSzXGNf-TfbQ3HFR5CTiOk39I4Xfd-DAJB1XIzGCHMsriAIxotQrGg8fnqaUhO1HRbHv98QbhPNmysyl7Kw-TgoE7SSf_dD_fUUd_PJX16TV28ysaqVy0KoK8ZpAn28ICkUSmcAkwqJoBeTxsxaOm&sai=AMfl-YT7HrO0tmCdafuZpCgy8f2avMBfRvlQ3z6IErdALet5koeu3YKqddpG4nXdHe-JGJMHyHLa2z_898gr4zaqa1eSBjYF0Jh2YNVdeXDudjWP0FCKChRDhdiih0B_&sig=Cg0ArKJSzGRGZ0dSRNKr&adurl=http://uofus.courses
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če owners of a plot of land at 79 Bogart Street say they plan to set aside part of their

forthcoming office building for manufacturing businesses at below market rate,

similar to a model put forth by Williamsburg developer Toby Moskovits, whose 25

Kent Ave. building near the waterfront is under construction.

But relying on the goodwill of individual property and business won’t be enough, says

Tod Greenfield, second-generation owner of Martin Greenfield Clothiers, a hand-

tailored suit factory that’s been located in East Williamsburg since 1917. Standing on

the roof of his Varet Street factory, Greenfield gestures to massive apartment

complexes and hotels under construction all around. “It’s under attack from all

angles,” he says.

R E L AT E D
NEWS & POLITICS

What Would Amazon’s Arrival in Sunset Park Mean for Locals — and City Taxpayers?
by  SA R A H  A Z I Z A

Back on the factory floor, amid the whir of Singer sewing machines, Greenfield points

to employees who hail from nations including Poland, Haiti, Italy, the Dominican

Republic, and Ecuador.

Ana Sanchez, 61, moved to the city from El Salvador in the 1980s. A few days later she

found a job at a women’s clothing factory in Long Island City. While her English was

shaky, she was an expert seamstress, having perfected her craft designing and hand-

sewing dresses for her friends in El Salvador. When the factory she worked for closed

in 2001, she ended up at Martin Greenfield Clothiers a few months later.

Sanchez didn’t like the work at first, she says. Menswear was much simpler than the

ornate and intricate women’s clothing she was used to sewing, but she got used to it,

she says, and was able to raise three kids on her earnings.

https://www.villagevoice.com/2017/09/19/what-would-amazons-arrival-in-sunset-park-mean-for-locals-and-city-taxpayers/
https://www.villagevoice.com/front/news-and-politics/
https://www.villagevoice.com/2017/09/19/what-would-amazons-arrival-in-sunset-park-mean-for-locals-and-city-taxpayers/
https://www.villagevoice.com/author/sarahaziza/
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“I never asked for help from the government, even now,” she says in Spanish, looking

up from the hem of a woolen pant leg. “Here, I survived.”

While Sanchez isn’t at risk of losing her job, and the Greenfields are determined to

stay put and continue operations in the building they own, Greenfield worries that

the more time passes, the less there will be left to fight for.

“People need freshly baked bread; school buses need a place to park,” he says. “če

city could die if it doesn’t have these areas protected.”

MORE: EAST WILLIAMSBURG GENTRIFICATION JOBS REZONING
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Nominal efforts to protect industry in rezoned Williamsburg and Greenpoint failed. (Runs With
Scissors/Flickr)

The City Council hearing yesterday ran long, so long that it had to relocate from the Council chambers across
Broadway to a fluorescent-lit room in a tertiary city office building because someone needed to use the
space. It was not a typical meeting for the zoning subcommittee of the Council's Land Use Committee. The
subject was the planned rezoning of part of East New York to allow taller residential buildings and stack
6,500 new apartments on top of the neighborhood. Lined up to voice their opposition were dozens of
neighborhood residents and advocates. Their testimony carried the hearing nearly to the eight-hour mark.

The thrust of the opposition to the rezoning, familiar by now, conveyed in English and Spanish, through tears
and research citations, was that the rezoning would create too few below-market rate apartments (half of a
planned 7,000), and too few of those would be affordable to current residents (East New York's median
income is $35,000 and just a quarter of the planned apartments would be available to people making $31,000
or less), while opening up the floodgates to luxury development that will drive up rents and send low-income
residents packing.

Speakers on all sides of the issue emphasized that the specter of speculative real estate has already arrived in
the form of tenant harassment, incessant home-buying offers, and rising rents.

"Neighbors on my street are already jacking up the rents to $1,800," East New York Councilman Rafael
Espinal said.

During hours in the hot seat, Department of Housing Preservation and Development Commissioner Vicki
Been disputed an often-cited Comptroller's Office analysis saying that the rezoning puts 50,000 people at risk
of displacement. Been argued that 50,000 are already at risk of displacement, given that there are 24,000

https://www.flickr.com/photos/kenstein/
http://www1.nyc.gov/site/planning/plans/east-new-york/east-new-york-plan.page
http://gothamist.com/2016/02/24/east_new_york_rezoning.php
http://gothamist.com/2015/04/08/crown_heights_family_cant_escape_of.php
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non-rent-regulated apartments in the neighborhood. (A spokesman for the Comptroller's Office indicated that
those ideas aren't mutually exclusive.)

"If you did nothing gentrification would actually accelerate in East New York," said Meredith Marshall, co-
founder of the development firm BRP Companies, and along with other affordable housing developers who
spoke, the only private citizens who expressed full support of the plan. "Where you have transportation you
have movement eastward in Brooklyn, and people are gravitating to those sites and those neighborhoods."

Legal Services NYC deputy housing director Luis Henriquez, who oversees tenant lawyers, many of them
newly hired as part of de Blasio's anti-harassment push, spoke in opposition, but said his office is already
seeing decades-long tenants being taken to housing court for the first-time as landlords aggressively offer
buyouts and real estate LLCs proliferate.

"We have spoken about gentrification in East New York as a future thing, but it's something we are seeing
now as housing lawyers," Henriquez said.

East New York is the first of 15 neighborhoods up for rezoning under Mayor de Blasio's contentious
affordable housing plan, but it also follows a long line of neighborhoods rezoned by former mayor Michael
Bloomberg. On hand at the hearing were veterans of the 2005 Williamsburg-Greenpoint waterfront rezoning,
who argued the obvious: that luxury towers sprouted like mushrooms across the neighborhoods while barely
any affordable housing got built (just 2 percent of promised units by 2013, while only two years of financing
for 1,200 affordable units have been lined up for East New York). They also warned that the rezoning
delivered a crippling blow to the area's warehouses and small factories.

The East New York rezoning plan nominally relies on two mechanisms to keep industrial small businesses
around: MX zoning, which allows for both residential and light industrial uses, and industrial business zones,
designated manufacturing areas where companies moving in are eligible for tax credits and business owners
are supposed to have access to services. A recent Pratt Center for Community Development report [PDF]
found that both mechanisms failed to keep speculative real estate out of Williamsburg and Greenpoint's
factory areas.

https://twitter.com/ericsumberg/status/706886282174205952
http://gothamist.com/2016/03/01/evictions_down_nyc.php
http://www.gothamist.com/tags/affordablehousingplan
https://www.dnainfo.com/new-york/20130520/williamsburg/city-built-less-than-2-percent-of-affordable-units-promised-williamsburg
http://prattcenter.net/research/making-room-housing-and-jobs
http://prattcenter.net/sites/default/files/making_room_for_housing_and_jobs_may_5_2015_0.pdf
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East New York's industrial business zone is mostly left out of the rezoned area, but it could still be seriously
affected. (Nathan Tempey/Gothamist)

In the MX-zoned areas along the East River, near the Brooklyn Navy Yard and Bushwick Inlet, industrial
square footage decreased by over 60 percent over the decade since the rezoning.

"Where in the city has MX ever led to industrial or commercial preservation?" Williamsburg Councilman
Antonio Reynoso demanded of de Blasio administration officials during a testy exchange.

According to the report, there has only been one MX-zoned area where industrial growth has taken place
since the designation was created in 1997, in West Harlem. Other researchers found that of 32 manufacturing
businesses in an area rezoned MX in Greenpoint and Williamsburg, only 8 remain today.

Department of City Planning executive director Purnima Kapur explained that the MX rezoning of Ocean
Hill, just west of Broadway Junction, is meant to reflect a mix of light industry and single family homes that
has existed since the mid-20th century. City Planning Commission chairman Carl Weisbrod offered, "We’re
protecting the homeowners that are there, and we’re also protecting the jobs."

But Reynoso questioned the effectiveness of the rezoning's ability to protect jobs in industrial areas once
those areas can profitably become residential. "Given the choice, developers are always going to convert to
residential," Reynoso said. "You're giving away [industrial] land for pennies on the dollar for residential."

Kapur and Weisbrod offered that the nearby IBZ, south of Broadway Junction, had been left out of the
rezoning entirely to keep businesses. Williamsburg and Greenpoint's experience is instructive here, too.

A representative from the Evergreen Exchange, a membership organization serving industrial companies in
Williamsburg and Greenpoint, recounted how since rezoning, the number of businesses it serves has dropped
from 300 to 66, and that though there are pockets where industry still predominates, in the Williamsburg-
Greenpoint IBZ, the "majority of the zone is now populated by hotels, nightclubs, and large-scale
amusements."
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The Pratt report backs this up most of the way, saying, "The proliferation of non-industrial uses has fueled
speculation and commercial gentrification, even within the IBZs." Though they "remained zoned for
manufacturing, the penetrable character of manufacturing zoning combined with the real estate pressure
stemming from adjacent areas that had been rezoned for market-rate residential development led to
substantial encroachment by as-of-right, non-industrial uses. In 2004, the year before the rezoning was
approved, 87% of the lot square footage in the IBZ was occupied by 'Industrial and Manufacturing' uses;
there were no 'Commercial and Office' uses. By 2014, 'Industrial and Manufacturing Uses' decreased by over
378,000 square feet and now only comprise 65% of the lot square footage. In contrast, commercial uses have
increased by 236,000 square feet and now constitute 14% of all lot square footage."

East Brooklyn Business Improvement District manager Bill Wilkins represents 95 East New York businesses,
including metal fabricators, bakeries, and sign makers. He testified that the rezoning, particularly the use of
MX zoning, which also extends to parts of Liberty and Altantic avenues, spells certain displacement of
businesses that have served as life rafts in the red-lined, poverty- and crime-stricken neighborhood.

"We are very concerned about the manufacturing sector in our community, which has long been the backbone
of an otherwise bleak economy," Wilkins said, noting that member businesses pay an average salary of
$50,000.

Real estate and resources are already tight, he said:

"We don't have inventory available for businesses to expand, grow and relocate. If you do approve this plan,
we are in need of funding for industrial relocation grants."

Espinal said he expects the rezoning to go up for a vote in 40 days. He must sign off on the plan first.

Gothamist is now part of WNYC, a nonprofit organization that relies on its members for
support. You can help us by making a donation today! Your contribution supports more local,
New York coverage from Gothamist. Thank you!

Contact the author of this article or email tips@gothamist.com with further questions, comments or tips.
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INTRODUCTION 
The staff report prepared for the June 11, 2018 meeting, which was not discussed, is attached. New public 
comment is also attached. 

 
 
STAFF RECOMMENDATION AND RECOMMENDED MOTION 
 
Staff recommends continuing the public hearing to July 9th, 2018. 
 

"I MOVE TO CONTINUE THE PUBLIC HEARING TO July 9th, 2018.” 
 
     
ATTACHMENTS 
 

a. New public comment 
b. Staff report dated June 11, 2018 



Attachment A. 

New Public Comments: 

Written comment received after 6-11-2018 meeting 

Verbal public comment given at 6-11-2018 meeting 

 

  



On Jun 13, 2018, at 9:15 PM, John and Janet Crews <jjcrews@me.com> wrote: 

Dear Mayor and Council Members,  

 

I have heard that the possibility of allowing apartments to be built in the current Industrial Zone is being discussed by 

some, and I wanted to weigh in with my thoughts on the matter as a 48 year resident who has watched Ketchum grow 

and develop. 

 

It is critical that every city have an Industrial Zone to provide convenient locations for Industrial businesses that would 

not fit well elsewhere in the city, but which are critical to the needs of city residents. It is also important that this zone 

be reasonably close to city services and the customer base in order to provide easy access for the residents to visit these 

businesses, and a reasonable distance for the businesses to get out and service their customers. Currently, Ketchum has 

an ideal Industrial Zone that is well located and thriving. However, due to its location, it would be very difficult for this 

Zone to ever be expanded, so it is critical that the city keep future needs in mind, and not allow any of the Industrial 

Zoned area to be rezoned or used for other purposes. To do otherwise would be very shortsighted. 

 

Others will make the argument that Ketchum needs more housing, particularly affordable housing. While this is true and 

would be a nice issue to address, it must not take priority over the future Industrial business needs of the city to serve all 

of its residents, both current and future. I do not see that there is any shortage of land for housing in our valley. Yes, 

land is scarcer and more expensive in Ketchum, but we are fortunate to have a valley that is capable of accommodating 

current and future land needs for housing by moving progressively south to our neighboring cities and county areas. It 

would be ideal if everyone that wanted to work or play in Ketchum could live at the base of the mountain or a block 

from their job, just like it would be nice if everyone that lived in Seattle could either live on Lake Washington or across 

the street from their job. However, the reality is that almost everyone in Seattle commutes much farther than anyone 

living anywhere in the valley, both due to zoning priorities and to real estate cost in more desirable areas. In some parts 

of the country, real estate is very expensive throughout large regions. People in the valley are fortunate in that every 

housing budget can be accommodated by moving a few miles north or south along our main corridor. If one looks at the 

average daily commutes for people living in the Bay Area, or in the greater Seattle area, it is hard to argue that the 

beautiful drive from Bellevue to Ketchum is an extreme hardship. When I first moved to Aspen 50 years ago as a very 

young person just out of school, the best housing that I could afford was in a trailer park 20 miles out of town. I did not 

resent this nor see it as a hardship, but just as a reasonable starting point from which to build towards eventual goals. 

 

Bottom line: We have a current Industrial Zone that we cannot afford to take any land away from without it negatively 

impacting the future of the city and its residents. We do have virtually unlimited land to our south for future housing 

needs. We must prioritize our current Industrial Zone versus housing needs based on these two realities, and not let 

these two priorities become confused or reversed. 

 

Thank you for your time and consideration, 

 John Crews 

 

 

 

mailto:jjcrews@me.com


Verbal Comment – June 11, 2018 Planning and Zoning Commission meeting 

Kingsley Murphy, LI property owner, thought the area is not perfect, but works well as it is. He would not 
like to see it evolve too far from what it is now. He thought allowing housing in the LI-3 will not change the 
use of the rest of the LI. He thought the Building Value vs Land Value Ratio was not a reasonable standard 
to apply to the LI, as it is a lower cost area. The land is supposed to be less valuable than the Community 
Core. That is the purpose of the LI. The combination of low-cost land and small living units under 1,000 
square feet keep the cost down. If buildings are more valuable than the land, low cost housing will go away. 
If you lose the low-cost work areas, you will no longer need the low-cost housing. Some of the Industrial 
has moved south but others have moved in. The last few years have been tough for Construction. With the 
economy coming back, the availability of smaller units will help businesses start off with lower expenses. 
He doesn’t want to see Ketchum lose that. He disagrees with the Staff observation of empty lots. That is a 
key feature of the LI. Many businesses use those lots for storage of materials and equipment. An unbuilt lot 
is still a fully-used lot. He thinks it works great as it is and urged the Commission not change it too much.  

Kingsley Murphy thought the majority of the LI is the LI-2 Zone and shouldn’t be changed.   Introducing 

residents into the area will cause friction between the two uses. He related how residents and the LI can be 
in conflict. Even CCR’s stating the Industrial has full rights over the residential does not prevent conflict and 
complaints to the City.   

Kingsley Murphy thought 16-18 feet is best for first floor ceiling height. The occupant can install a loft/living 
space or mezzanine area for storage. He suggested an area of 1000 sq. ft. living space to keep costs down. 
He reiterated how the LI needs open space for laydown space.  

 



Attachment B. 

June 11th, 2018 staff report 
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INTRODUCTION 
 
This staff report includes the four following topics and/or documents for the Commission’s review and 
consideration: 
 

1. Purpose/Intent 
a. Attachment A - KMC §§ 17.18.140, 17.18.150, and 17.18.160  

 
Chapter 17.18 of the zoning code contains a purpose section for each of the zoning districts in 
the city. Staff has marked up the purpose sections for the LI-1, LI-2, and LI-3 to include potential 
amendments intended to clarify distinctions between each district and further the overarching 
goal of preserving light industrial uses. The purpose sections are offered for the Commission’s 
review and comment. 

2. Bulk Standards 
a. Attachment B - KMC §17.12.030, Dimensional Standards 

 
The Dimensional Standards matrix in the zoning code contains the bulk and setback standards 
permitted in each zoning district. The dimensional standards for the light industrial zones are 
attached for reference. Staff has suggested adding a minimum first floor clear height 
requirement in order to further the goal of facilitating light industrial uses; the height 
appropriate for Ketchum is to be determined. With respect to a minimum first floor height 
building height should be considered. Currently, three (3) stories can typically be accommodated 
within a 35’ building. The higher a minimum first floor height is set the greater impact this will 
have on the ability for a second and third floor to be accommodated within the existing 35’ 
height limit.  
 
Other dimensional standards to consider amending include setbacks and building coverage. 
 

b. Attachment C – reading: first floor clear height  
 
Staff offers three brief articles on the topic of first floor clear heights for industrial buildings for 
the Commission’s review. These articles are included in order to generate discussion on a 
utilitarian first floor height appropriate for Ketchum’s light industrial zones in order to facilitate 
new light industrial development. 

3. Mitigating Conflict Between Uses – Decibels and Hours of Operation 
a. Attachment D - KMC §9.08.040. Loud or Unnecessary Noises  

 
The municipal code contains regulations for the maximum noise levels, as measured at the 
property line and in decibels, permitted in each zoning district during daytime (7:30 a.m. – 7:00 
p.m.), evening (7:00 p.m. – 10:00 p.m.), and nighttime (10:00 p.m. – 7:30 a.m.) hours.  

i. Staff provides this existing regulation for the Commission’s reference and recommends 
a field visit, at a later date, to existing light industrial businesses that would be willing to 
give a tour of operations and decibel measurements. 
 

b. Attachment E - KMC §17.124.150.E 
 
Chapter 17.124, Development Standards, subsection 17.124.150, Commercial Studio Events 
contains a section regarding the times during which commercial studio events can occur. This 
amendment to the code was made to permit The Spot to operate. This excerpt from the zoning 
code is included as an example of an existing regulation designed to mitigate conflict between 
uses in the Light Industrial zones. 

4. Public Comment 
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a. Attachment F – Record of public comment 
 
Attachment E contains a compilation of written public comment submitted for and verbal public 
comment expressed to the Commission during the following meeting dates: 

i. March 12, 2018 
ii. March 27, 2018 

iii. April 9, 2018 
iv. May 14, 2018 
v. May 29, 2018 

 
 
STAFF RECOMMENDATION AND RECOMMENDED MOTION 
 
Staff recommends continuing the public hearing to June 25th, 2018. 
 

"I MOVE TO CONTINUE THE PUBLIC HEARING TO JUNE 25TH, 2018.” 
 
     
ATTACHMENTS 
 

g. KMC §§ 17.18.140, 17.18.150, and 17.18.160  
h. KMC §17.12.030, Dimensional Standards 
i. reading: first floor clear height  
j. KMC §9.08.040. Loud or Unnecessary Noises 
k. KMC §17.124.150.E 
l. Record of public comment 

 



Attachment A. 

KMC §§ 17.18.140, 17.18.150, and 17.18.160 

  



 
17.18.140: LIGHT INDUSTRIAL DISTRICT NUMBER 1 (LI-1) 

A.  Purpose: The LI-1 light industrial district number 1 is established as a transition area providing (1) 
limited commercial service industries; (2) limited retail; (3) small light manufacturing; (4) research 
and development; and (5) offices related to building, maintenance and construction; and, (6) 
multiple-family dwellings, constructed to be secondary and subordinate to the primary light 
industrial purpose of the LI-1. Uses in the LI-1 are intended to and which generate traffic primarily 
from construction trades and other light industrial uses with little traffic from tourists. and the 
general public.  

17.18.150: LIGHT INDUSTRIAL DISTRICT NUMBER 2 (LI-2) 

A.  Purpose: The LI-2 light industrial district number 2 is established with the foremost purpose of 
providing to provide for a permanent year round employment base and the location of for (1) light 
manufacturing, (2) wholesale trade and distribution, (3) research and development, (4) service 
industries, and (5) limited related, bulk retail and offices related to building, maintenance and 
construction. A secondary purpose of the LI-1 is to provide multiple-family dwellings, constructed to 
be secondary and subordinate to the primary light industrial purpose of the LI-2. Uses in the LI-2 are 
intended to and which generate traffic primarily from construction trades and other light industrial 
uses with little traffic from tourists. and the general public.  

17.18.160: LIGHT INDUSTRIAL DISTRICT NUMBER 3 (LI-3) 

A.  Purpose: The LI-3 light industrial district number 3 is established as a transition area providing for a 
permanent year round employment base and the location of research and development, wholesale 
trade and distribution and high technology industries along with offices related to building, 
maintenance and construction and which generate little traffic from tourists and the general public 
and providing a mix of deed restricted and market rate housing. 

 



Attachment B. 

KMC §17.12.030, Dimensional Standards 

  



Districts
Minimum 
Lot Area

Minimum 
Lot Area 
w/PUD*

Minimum 
Lot Area, 
Towhouse 
Sublot

Lot Width
Building 
Height

Maximum 
Building 

Coverage/FAR

Minimum 
Open Space

Front 
Setback

Side Setback Rear Setback

Lot Lines 
Created by 
Townhouse 
Sublots

Setbacks from 
Hwy 75

Any Setback 
Along Warm 
Springs Road

Sebacks Along 
200' Former 
Railroad ROW

Proposed: 
First Floor 
Clear Height

Proposed: 
Other

LI‐1    8,000 sf    n/a    n/a   
80' minimum 

  
35'    75%    n/a    20'   

0' 1 for internal side 
yards and a minimum 
of 10' for street side 

yards   

0' 1    n/a    n/a    n/a    n/a    ? ?

LI‐2    8,000 sf    n/a    n/a   
80' minimum 

  
35'    75%    n/a    20'   

0' 1 for internal side 
yards and a minimum 
of 10' for street side 

yards   

0' 1    n/a    n/a    n/a    n/a    ? ?

LI‐3    8,000 sf    n/a    n/a   
80' minimum 

   35' 3    75%    n/a    20'   

0' 1 for internal side 
yards and a minimum 
of 10' for street side 

yards   

0' 1    n/a    n/a    n/a    n/a   ? ?

*See title 16 of the KMC

Foototes:
1. If the lot adjoins a more restrictive district on the side or rear, the more restrictive setbacks of that district shall apply.
3. For buildings with a minimum roof pitch of 4:12 may go to 40 feet.



Attachment C. 

Reading: first floor clear height 

  



Clear Height Considerations

Posted by Miriah On February 2015

By Rob Harley, HTG Architects – Tampa, FL

In 1962, the National Aeronautics and Space Administration purchased 80,000 acres of land on Merritt Island
Florida. This land would become Cape Canaveral, and the Saturn V space program was underway. A
collective of four New York Firms, known as URSAM, began designing the Vehicle Assembly Building for that
site. Max Urbahn was heading up the Architectural efforts and the completed design was formerly approved
on September 23 , 1963. The building was, of course, where the Saturn rockets were made, and
subsequently, where the space shuttle was assembled. Being that it housed some very tall rockets, it had to
have an extraordinary “clear height”. There were many challenges to building a structure with such a tall clear
height. It is so vast for example that rain clouds form inside near the top on humid days. The VAB’s clear
height is around 465 feet. Fortunately for those of us in the Commercial building world, clear heights are a
good bit lower.

rd

http://www.htg-architects.com/


Interior of VAB – source, NASA

The simplest definition of “Clear Height” is the distance from the finished floor of a building to any object
overhead. In Industrial shell buildings, it is often qualified as “clear height to any steel” since the building
hasn’t been fully fitted out. The actual clear height in an occupied building however, must also take into
account other items such as suspended lighting, fire protection systems, mechanical equipment, etc. Clear
height is one of a handful of basic specifications for industrial buildings, and its dimension has significant
implications for a potential user; storage stacking height, forklift maneuverability and safety being the most
obvious.

There is a natural “tension” that exists between the need for optimal clear height inside a building and the
desire to minimize the buildings overall height for cost savings. For this reason, it was once common in
Industrial buildings to specify clear height while ignoring the joist girder depth, since the deep girders typically

http://www.htg-architects.com/wp-content/uploads/2015/02/Clear-height-photo-copy.jpg
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fell between back to back loading racks and thus did not cause an overhead obstruction. Under this scenario,
a buildings overall height could be lowered, while still claiming a certain clear height within the aisles. This
practice has fallen out of favor for new Industrial building designs and the current trend is the “clear to any
steel” approach.

Not very long ago, maybe 15 years ago, the standard clear height for class A industrial buildings in most
industrial markets, was 24 feet clear. And it is still considered a minimum for class A industrial buildings.
Increasingly however, a 30-32 foot clear height is becoming the new normal. For the really large distribution
users, 36 feet clear is common. I recently provided a proposal to design a build-to-suit facility that was 50 feet
clear. The trend then, is that optimizing cubage is driving clear heights up across the board. The higher clear
heights however, do tend to be built in higher through-put, distribution intense markets around the country.
From a sheer numbers perspective, most industrial users don’t require the higher clear heights, but the trend
is still toward more efficiency, and thus, higher clear heights for new buildings.

When an industrial building has a clear height of more than 24 feet, a series of issues begins to become more
important to the successful design of the building than they otherwise would. For example, the design of the
slab needs to be re-examined relative to lower clear height buildings. Taller racks mean larger slab loads. A 6
inch slab in a 28 or 30 foot clear building, would need to be increased in thickness in a 36 foot clear structure.
As clear height goes over 32 feet, the flatness of the slab surface itself may need a tighter specification to
ensure rack and load stability. Column spacing’s often must be increased to accommodate the larger forklifts
required to reach the taller pallet positions, and if exterior walls are load bearing, they’ll likely get thicker.
Adequate lighting levels at the floor can also become more of a challenge. As a related issue, it is also easy
to think of a tall clear height building conceptually like any single story building and overlook the possibility
that in some industrial areas, particularly around airports, the building could encroach on height restrictions.

Fire protection systems will most likely need to be upgraded to higher flow rate heads in taller clear height
buildings. According to a local fire protection Engineer I spoke with recently, FM and the NFPA are in the
process of re-organizing storage sprinkler system nomenclature and it’s all based on the height of the
underside of the roof deck. “Head pressures increase in 5 foot intervals. If your roof deck is 30 feet one inch,
your system will be designed for 35 feet” the Engineer said. This is a useful thing to keep in mind when
helping to determine the final clear height of a building.

The majority of pallets in use around the country are 64 inches high. There are other sizes, but if we take this
typical dimension and allow for space between levels, a 32 foot clear building will be able to rack 4 to 6
pallets. At 36 feet clear, users can typically rack one more position. Pretty straight forward cost benefit
analysis is used by both speculative developers and users to assess whether the added cost of the additional
clear height results in a payback via increased efficiency or marketability to users seeking that efficiency.
According to a VP at a major national real estate trust, for buildings over 300,000 square feet, the added cost
to go from 32 foot clear to 36 feet is around a $1.20 to $1.25 per square foot. This will vary regionally to some
degree, but it’s a ball park figure. The three primary cost drivers are slab, structure and fire protection.

In the 1970’s, a typical industrial building had a clear height of 20 feet or less. This means that in current
markets around the country there are a lot of buildings with inefficient clear heights that are sitting empty or



are preventing an owners desire to modernize storage capacity. Another clear height trend that is beginning
to emerge are companies that specialize in literally, “raising the roof” on existing buildings. These proprietary
systems have become efficient enough at hydraulically raising the clear height of existing steel roof structures
that in many instances, they are an economically viable option for users or developers of lower clear height
buildings.

So while we don’t have to contend with storm clouds forming in our buildings, there are still a number of
considerations that present themselves to the designers of higher clear height structures. It looks like we’ll
need to get used to it, “30 is the new 24”.
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• Industrial buildings have experienced a 50 percent increase in average clear height in the last 60 years.

• In Orange County, industrial clear heights have increased from an average of 21 feet for buildings constructed in the 1960’s to 31.4 feet for buildings
delivered in the last decade.

• With vacancy hitting record lows, the extremely low level of available land in Orange County and shifting preferences among tenants, high volume users are
“looking up” to increase warehouse efficiency practices.

• Moreover, e-commerce as well as just-in-time inventory management are also making an impact on the industrial landscape as logistics and courier
industries benefit from these increased efficiencies (thus cost reductions) obtained through increased stacking heights.

 

Source: JLL Research 

22 May, 2018

Average industrial building clear heights increase by 50 percent in
the last 60 years
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U.S. MarketFlash | 32’ Clear: The over and
under by industrial market

April 21, 2017

Evolving distribution and fulfillment supply chains are creating opportunities to modernize warehouse stock
nationwide. A disproportionate share of modern warehouse demand is for buildings with a clear height of
at least 32 feet. While only 19% of warehouses nationally meet this threshold, they accounted for 40% of
total demand as measured by net absorption since 2014. Of the 30 largest warehouse markets, 10 are
over and 20 are under the national average of total inventory that meets this height requirement.
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Attachment D. 

KMC §9.08.040. Loud or Unnecessary Noises 

  



 
 

§9.08.040. Loud or Unnecessary Noises: 
 
C. Enumeration Of Violations: The following noises and acts, among others, are declared to be loud, 
disturbing and unnecessary noises in violation of this section, but such enumeration shall not be 
deemed to be exclusive: 

8.Noise Levels: Noises in excess of the following levels as measured at the property line in the following 
zones within the city during the following times unless permitted pursuant to an approved noise 
suppression plan or special community event permit: 

 
 
Zone    

Nighttime  
10:00 P.M. To  
7:30 A.M.    

Daytime  
7:30 A.M. To  
7:00 P.M.    

Evening  
7:00 P.M. To  
10:00 P.M.    

LR, LR-1, LR-2, GR-L, GR-H, T, T-3000, T-4000    50 dBA    90 dBA    55 dBA    

MH, STO-.4, STO-1, STO-H, RU, AF, FP, A, ADU, AHO    90 dBA    

CC    60 dBA    90 dBA    65 dBA    

LI-1, LI-2, LI-3    70 dBA    90 dBA    75 dBA    

 
  



Attachment E. 

KMC §17.124.150.E 

  



 

§17.124.150 COMMERCIAL STUDIO EVENTS 

E. Events shall only occur according to the following times: 

1. Monday through Friday: Five thirty o'clock (5:30) P.M. to twelve o'clock (12:00) midnight. 

2. Saturday and Sunday: Twelve o'clock (12:00) noon to twelve o'clock (12:00) midnight. 

 



Attachment F. 

Record of public comment 

 



Zoning Code Text Amendment 

Residential Use in the Light Industrial Area 

Master Public Comment Compilation – Verbal Comments During Hearings 

 

 

March 12, 2018 - Continued to Special Meeting March 27, 2018 

March 27, 2018 –  

 Brian Barsotti -  owner of the only 2 undeveloped lots in the LI, stated the housing 
crisis in Ketchum is an important issue but deed restricted projects don't work. Now looking 
at micro apartments (350 to 450 square feet) to keep price down. There is a need to create 
density. He supports the LI-3 zone for apartments and proposes a mix of Industrial and 
Housing in the LI-2. Brian stated it is hard to make a project work due to the high land and 
labor costs. He would like to look at the best uses of the land. 

 

April 9, 2018 –  

 David Hurd – resident of Ketchum, gave information on the affordable housing issue 
in many cities requiring creative thinking. He strongly opposes housing in the LI, but strongly 
encourages live/work spaces. 

 

May 14, 2018 – Continued to Special Meeting May 29, 2018 

 

May 29, 2018 –  

 Harry Griffith of Sun Valley Economic Development. He thinks it is a great initiative. 
Complimented Brittany on her analysis. Has been studying the LI changes for the last 2 
years and has a lot of similar information from 2016. The character of the LI has changed 
and need to think about how to leverage those changes in a positive sense for the continued 
growth and evolution of the community. As it was in 2016, there are a lot of vacant parcels 
and underdeveloped parcels where the land value is substantially higher than the building. 

The change in the LI in our view is permanent and it is not going to be reversed.  There 
were 3,000 trade and construction jobs in the LI. That number since its peak in 2006 has 
gone down to less than 2,000 and that is not coming back. A lot of those jobs have moved 
south for a variety of reasons, industrial land is cheaper, a variety of reasons and we think 
the changes that have occurred are permanent.  

I would support Ketchum’s plans to rethink how to optimize zoning code and architectural 

and design restrictions to make this land more valuable to the whole of the community 
without impacting the character of the city or the underlying focus we have on construction 
and the trades. 

 William Glenn - a tenant in the Light Industrial, also a property owner but never 
developed it. He feels it is important to maintain light industrial uses on the first floor and 



allow residential above. However, he thought the residential tenants should not be allowed to 
put limits (time, noise, etc.) on the working times of the industrial spaces. He noted we need 
the proximity of trades and services to the Ketchum population area. He urged the 
Commission to maintain the viability of the Light Industrial Zone.  

 

 David Hurd - spoke in support of keeping the Light Industrial, but not opposed to 
residential above. There currently are no industrial spaces available for rent or purchase in 
the LI. He sees a problem with the combination of residential units with small children in close 
proximity to trucks, fork lifts, etc. He thinks the Community School is a good project but 
questions the location. He urges the Commission to be mindful of replacing the Industrial 
Zone with affordable housing.  

 

Bob Crosby, Sun Valley Board of Realtors, thought Ketchum has problems with housing 
and traffic, and would like to see development north of East Fork Road and Ketchum. He 
would like to see housing available at all price points. He thought Ketchum needs housing as 
much or more than we need Light Industrial. 

 

Jacob Tyler - manager of the Scott-Northwood Building, wanted to add some 
information: The first floor is 50% occupied due to the owner not wanting to rent long-term 
as the building is for sale. The 2nd floor is a mix of affordable-housing and full-price residential 
units. All affordable-housing units are occupied full-time. Six units are on the 3rd floor with 
about 50% full-time occupants. He agrees housing is an issue. This building has not 
compromised the purpose of the LI with the addition of housing units. It is an example of how 
it can work with industrial on the first floor and affordable housing above. He agrees once the 
LI is gone, it will not come back.  

 

June 11, 2018 

 



Zoning Code Text Amendment 

Residential Use in the Light Industrial Area 

Master Public Comment Compilation – Written Comments 

 



On May 26, 2018, at 2:58 PM, Jack Kueneman <jkueneman@gmail.com> wrote: 

 

Dear Mayor ‐ I understand the P&Z meeting on May 29th will be discussing the potential rezone of the 

above captioned lots. Unfortunately I will be out of town the next few weeks and unable to attend this 

meeting. I hope you will send this on to the appropriate person or group so it can be entered in the 

public record. 

 

I am a full time resident of 110 Lindsay Circle. While I support residential development, including on the 

ground floor, in this part of the Light Industrial District III, I am concerned and strongly opposed to no on 

site parking requirements for small units (less than 750 sq ft) or any size. Please do not extend the 

current downtown Ketchum parking provisions to these parcels. I should add, I’m also opposed to the 

recently passed on site parking exclusions for small units in the downtown area. No on site parking for 

residential units in Ketchum is unrealistic, impractical and unworkable. 

 

I will appreciate your consideration of my views. 

 

Sincerely, 

 

Jack Kueneman 
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